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Executive Summary
This Employment Land Review has been produced by Lichfields and Lambert Smith Hampton
(LSH) on behalf of Middlesbrough Council. It is intended to provide the Council with an
understanding of:




The area’s current position with respect to employment land supply (in both qualitative and
quantitative terms); and
The future need for employment land in Middlesbrough over the period 2019 to 2037,
drawing upon a range of forecasting techniques.

The methodological approach applied in undertaking the study has regard to the National
Planning Policy Framework and Planning Practice Guidance. It also takes into account the
Employment Land Reviews: Guidance Note, ‘Brown Book’ published by the ODPM in 2004.

Overview of Middlesbrough’s Economy
In 2019 there were an estimated 62,000 jobs in Middlesbrough in 2019. This figure remained
unchanged from 2015, whilst jobs at the regional and national level experienced growth over the
same period. An analysis of the representation of employment relative to the North East
average identifies particular local strengths in: health; public administration & defence;
education; property; retail; and business administration & support services.
Middlesbrough’s business base is broadly comparable with that of the North East and Great
Britain. Local growth has been strong (+42.1% between 2010 and 2019) in comparison with
regional and national averages, however, driven by increases in the number of microenterprises. This growth could also suggest that low levels of entrepreneurial activity in
Middlesbrough (self-employment is below the national average) are beginning to improve.
Labour market indicators for Middlesbrough are weak. The area suffers from low rates of
economic activity when benchmarked against national and regional averages. Levels of
unemployment are high and rising (due to Covid-19) whilst the occupational profile is
characterised by an under-representation of higher skilled workers (SOC 1-3) and a large
concentration of semi/low-skilled workers (SOC 7-9).

Market Signals
Middlesbrough contains an estimated 770,000sq.m of employment space, which is the second
lowest of the Tees Valley authorities.
The authority has 167,000sq.m of office floorspace (third highest in Tees Valley). The town
centre is viewed as Middlesbrough’s dominant office location. Office vacancy rates in the area
are high, although agents attribute much of this to the availability to the dated specification of
much of the stock. New development (which has been limited) has attracted good levels of
demand. Suggesting that the balance of demand and supply is more nuanced than the analysis
of vacancy rates might suggest.
Industrial, light industrial and warehousing/distribution uses account for 603,000sq.m of
floorspace (second lowest in Tees Valley). Provision is focussed around the area to the north of
the town centre, which includes locations such as Riverside Park and Middlehaven, and is
generally viewed by the market as being tight.
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Meeting Future Requirements
This Employment Land Review has considered five alternative scenarios to inform an
assessment of future employment land needs. Some of the approaches have been developed to
test the employment land needs which flow from the Council’s stated economic or housing
growth ambitions, some are based upon baseline econometric projections (which align more
closely with past rates of employment change) and others assess the implications of past rates of
development continuing over the Plan period. At a basic level, the scenarios identify a need for
between -3.28ha and +45.92ha (gross) of employment land.
The analysis also considers the possible impact of adding an allowance to provide for a degree of
churn within the local market. Two alternative allowances (0.5% per annum and 1.0% per
annum) are presented for the Council’s consideration. The impact of applying a 0.5% allowance
would be to increase the projected range of requirements to between +11.82ha and
+45.92ha. This rises further, to between +26.82ha and +47.51ha, if a 1.0% allowance is applied.

Demand-Supply Balance
The site assessment work undertaken by LSH as part of the Employment Land Review process
has identified a supply of 69.34ha of employment land. This exceeds the anticipated need for
employment land over the Plan period (under all of the scenarios considered). As such, there is
a need for Middlesbrough Council to rationalise the employment land supply. The scale of this
rationalisation will be determined by the final level of need that the authority elects to plan for.
To assist Council officers in reducing the overall level of supply a number of candidates for
removal/deallocation have been identified by LSH. These comprise of:
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Three unallocated employment sites, totalling 18.95ha; and



Six allocated employment sites, totalling 9.95ha.
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1.0

Introduction
Middlesbrough Council appointed Lichfields and Lambert Smith Hampton (‘LSH’) to prepare
an Employment Land Review (‘ELR’) for the local authority area. The study is intended to
provide the Council with an understanding of:




1.1

The area’s current position with respect to employment land supply (in both qualitative and
quantitative terms); and
The future need for employment land in Middlesbrough over the period 2019 to 2037,
drawing upon a range of forecasting techniques.

The methodological approach applied in undertaking the study has regard to the National
Planning Policy Framework (‘NPPF’) and Planning Practice Guidance (‘PPG’). It also takes into
account the Employment Land Reviews: Guidance Note, ‘Brown Book’ published by the ODPM
in 2004.

Scope of the Study
1.2

The purpose of the ELR is to provide evidence to support Middlesbrough Council’s Local Plan
Review. It is not a policy or strategy document per se, but instead provides an evidence base
input to specific planning or economic development policies being developed by the Council.

1.3

The principal role of the ELR is to provide Middlesbrough Council with an understanding of the
current and potential future requirements for employment land and the fitness for purpose of
the existing stock of land within this context. The work draws upon a range of forecasting
scenarios, underpinned by various alternative modelling techniques. For each scenario, the land
and floorspace implications are specifically considered for the group of employment use sectors
outlined below:


Offices: defined as use class E(g)(i)/(ii);



Light Industrial: defined as use class E(g)(iii);



Industrial: defined as use class B2; and



Distribution/Warehousing: defined as use class B8.

1.4

Demand for employment land and floorspace is considered in this report and references to
‘employment space’ are intended to relate to both. References to ‘employment uses’ relate to the
four sectors as defined in the bulleted list above, whereas references to ‘other uses’ or ‘nonemployment uses’ refer to all other sectors of the economy.

1.5

An important consideration for work of this type is that it is inevitably a point-in-time
assessment. The study has, however, drawn upon the latest data and other evidence available at
the time of preparation. The accuracy and source of data derived from third party sources have
not been verified by Lichfields or LSH.

Report Structure
1.6

The remaining sections of this report are structured as follows:




Policy Review (Section 2.0) – a summary of key planning policy and economic strategy
documents from the national to the local level;
Economic Context (Section 3.0) – a review of current economic conditions and recent
trends in Middlesbrough and the area’s economic strengths and weaknesses;
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Understanding Business Needs (Section 4.0) – a summary of key messages identified
through consultation with local businesses and stakeholders;
The Market for Employment Premises (Section 5.0) – analysis of the current stock
and trends of employment space in Middlesbrough. The analysis is considered within the
context of provision within neighbouring local authorities;
Supply of Employment Land in Middlesbrough (Section 6.0) – an overview of the
current supply of employment land in Middlesbrough, in both qualitative and quantitative
terms;
Growth Sectors (Section 7.0) – seeks to identify those sectors that could be expected to
drive demand for employment space in Middlesbrough;
Future Requirements for Employment Space (Section 8.0) – estimates future
employment space needs over the period 2019 to 2037, drawing upon a variety of
quantitative forecasting techniques;
Demand/Supply Balance (Section 9.0) – assesses the balance between current land
supply and future needs. This includes a comparison of forecast requirements against the
availability of land; and
Conclusions (Section 10.0) – draws together the key findings from the preceding sections.

Employment Land Review : Final Report

2.0
2.1

Policy Review
This section provides a summary of key planning policy and economic strategy documents that
form part of the background context which the ELR must take into account. Key messages from
a range of documents – from the national level down to the local level – are set out in the
following paragraphs.

National Documents
Industrial Strategy – White Paper (November 2017)
2.2

In November 2017, the Government published the White Paper ‘Industrial Strategy: Building a
Britain fit for the future’. The document sets out a modern industrial strategy that aims to
improve living standards and economic growth by increasing productivity across the whole
country.

2.3

The Strategy is underpinned by the five foundations of productivity, as summarised below:










Ideas: raising R&D investment and increasing the rate of R&D tax credit as part of a series
of initiatives designed to establish Britain as the world’s most innovative economy;
People: to generate good jobs and greater earning power for all. This will be pursued
through: establishing a technical education system that rivals the best in the world; further
investment in maths, digital and technical education to address shortages of STEM skills;
and the creation of a new National Retraining Scheme (initially focussed on digital and
construction skills);
Infrastructure: delivering a major upgrade to the UK’s infrastructure to support long-term
productivity. Key initiatives include: increasing the National Productivity Investment Fund
to provide further support to transport, housing and digital infrastructure; support electric
vehicles through increased investment in charging infrastructure and an extension to the
plug-in car grant; and boosting digital infrastructure through the provision of 5G and
encouraging the roll-out of full-fibre networks;
Business Environment: make the UK the best place to start and grow a business. Key
policies identified in support of this include: launch and roll-out four Sector Deals (several
other sectors including Creative Industries are in advanced discussions) in order to raise
productivity; drive investment in innovative and high potential businesses, by establishing a
new Investment Fund; and establish key actions to raise the productivity of SMEs; and
Places: to address regional disparities in productivity and strengthen local leadership
(through Local Enterprise Partnerships and Mayoral Combined Authorities) in order to
deliver prosperous communities throughout the UK. Key policies include: agreeing Local
Industrial Strategies that build on local strengths and deliver on economic opportunities;
and creating a new Transforming Cities fund to improve connections within city regions.

National Planning Policy Framework (February 2019)
2.4

The National Planning Policy Framework was updated in February 2019 and replaces its
previous iteration formerly published in March 2012 and revised in July 2018.

2.5

The Framework sets out the Government’s economic, environmental and social planning
policies for England. It states that the purpose of the planning system is to contribute to the
achievement of sustainable development of which there are three overarching objectives
(economic, social and environmental) that are interdependent and need to be pursued in
mutually supportive ways [para 8].
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2.6

The economic objective of the planning system is to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved productivity; and by
identifying and coordinating the provision of infrastructure [para 8].

2.7

Public bodies have a duty to cooperate with each other, and with other prescribed bodies, on
planning issues that cross administrative boundaries [para 24]. The Framework [para 26] states
that this is integral to the production of a positively prepared and justified strategy and places a
requirement to document the progress of cross-boundary matters through the preparation and
maintenance of one or more statements of common ground [para 27].

2.8

The Framework states that LPAs are required to ensure that Local Plans are underpinned by
relevant and up-to-date evidence which should be adequate and proportionate, focused tightly
on supporting and justifying the policies concerned, and taking into account relevant market
signals [para 31].

2.9

The Framework states that ‘significant weight’ should be placed on the need to support
economic growth and productivity, taking into account both local business needs and wider
opportunities for development [para 80]. To help achieve economic growth, planning policies
should [para 81]:








Set out a clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to Local Industrial Strategies and other local
policies for economic development and regeneration;
Set criteria, or identify strategic sites, for local and inward investment to match the strategy
and to meet anticipated needs over the plan period;
Seek to address potential barriers to investment, such as inadequate infrastructure, services
or housing, or a poor environment; and
Be flexible enough to accommodate needs not anticipated in the plan, allow for new and
flexible working practices (such as live-work accommodation), and to enable a rapid
response to changes in economic circumstances.

2.10

The Framework [para 85] confirms that offices are a ‘main town centre use’, and as such, LPAs
should apply a sequential test to planning applications for main town centre uses that are not in
an existing centre and are not in accordance within an up-to-date plan [para 86].

2.11

The Framework [para 120] also highlights that planning policies and decisions need to reflect
changes in the demand for land. Informed by regular reviews of land allocations and land
availability, where the local planning authority considers there to be no reasonable prospect of
an application coming forward for the use allocated in a local plan they should reallocate the
land for a more deliverable use that can help to address identified needs.

Planning Practice Guidance
2.12

On 6th March 2014 CLG launched the Planning Practice Guidance [PPG] web-based resource1.
This website brings together many areas of English planning guidance into a new format, linked
to the Framework. Following the publication of the revised Framework, sections of the PPG
were updated in 2019 to reflect the revised document. The revised Framework requires planning
policies to set out a clear vision and strategy, which positively and proactively encourages
sustainable growth.

2.13

The PPG has two sections in ‘Plan Making’ that are of particular relevance to this ELR:
1
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What are the steps in gathering evidence to plan for business?
“Strategic policy-making authorities will need a clear understanding of business requirements
in their area. The steps in building up this evidence include:






working together with county and neighbouring authorities, Mayors, combined
authorities and with Local Enterprise Partnerships to define the most appropriate
geography to prepare policies for employment;
preparing and maintaining a robust evidence base to understand both existing business
needs and likely changes in the market, with reference to local industrial strategies where
relevant; and
engaging with the business community to understand their changing needs and identify
and address barriers to investment, including a lack of housing, infrastructure or
viability.2”

How can authorities use this evidence base to plan for business?
2.14

The PPG3 advises that a range of data which is current and robust should be used to help
forecast future needs, including:








2.15

Sectoral and employment forecasts and projections which take account of likely changes in
skills needed (labour demand);
Demographically derived assessments of current and future local labour supply (labour
supply techniques);
Analysis based on the past take-up of employment land and property and/or future property
market requirements; and,
Consultation with relevant organisations, studies of business trends, an understanding of
innovative and changing business models, particularly those which make use of online
platforms to respond to consumer demand and monitoring of business, economic and
employment statistics.

In terms of how market demand can be analysed, the PPG4 advises that plan makers should note
that:
“The available stock of land can be compared with the particular requirements of the area so
that ‘gaps’ in local employment land provision can be identified.
It is important to consider recent employment land take up and projections (based on past
trends) and forecasts (based on future scenarios), and to identify instances where sites have
been developed or sought for specialist economic uses. This will help to provide an
understanding of the underlying requirements for office, general business and distribution
space, and (when compared with the overall stock of employment sites) can form the context
for appraising individual sites.
Analysing supply and demand will allow policy makers to identify whether there is a
mismatch between quantitative and qualitative supply of and demand for employment sites.
This will enable an understanding of which market segments are over-supplied to be derived
and those which are undersupplied”.

Practice Guidance Reference 61-040-20190315
Practice Guidance Reference 2a-027-20190220
4 Practice Guidance Reference 2a-029-20190220
2
3
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2.16

The PPG has also added in two new sections on how authorities can assess need and allocate
space for logistics5 and how specific locational requirements of specialist or new sectors be
addressed6.

2.17

Regarding the former, the PPG recognises that the logistics industry plays a critical role in
enabling an efficient, sustainable and effective supply of goods for consumers and businesses, as
well as contributing to local employment opportunities, and has distinct locational requirements
that need to be considered in formulating planning policies (separately from those relating to
general industrial land). To address this, the PPG states that:
“Strategic facilities serving national or regional markets are likely to require significant
amounts of land, good access to strategic transport networks, sufficient power capacity and
access to appropriately skilled local labour. Where a need for such facilities may exist,
strategic policy-making authorities should collaborate with other authorities, infrastructure
providers and other interests to identify the scale of need across the relevant market areas.
This can be informed by:








engagement with logistics developers and occupiers to understand the changing nature of
requirements in terms of the type, size and location of facilities, including the impact of
new and emerging technologies;
analysis of market signals, including trends in take up and the availability of logistics land
and floorspace across the relevant market geographies;
analysis of economic forecasts to identify potential changes in demand and anticipated
growth in sectors likely to occupy logistics facilities, or which require support from the
sector; and
engagement with Local Enterprise Partnerships and review of their plans and strategies,
including economic priorities within Local Industrial Strategies.

Strategic policy-making authorities will then need to consider the most appropriate locations
for meeting these identified needs (whether through the expansion of existing sites or
development of new ones).”
2.18

Regarding the specific locational requirements of specialist or new sectors, PPG states that when
assessing what land and policy support may be needed for different employment uses, it will be
important to understand whether there are specific requirements in the local market which
affect the types of land or premises needed:
“Clustering of certain industries (such as some high tech, engineering, digital, creative and
logistics activities) can play an important role in supporting collaboration, innovation,
productivity, and sustainability, as well as in driving the economic prospects of the areas in
which they locate. Strategic policy-making authorities will need to develop a clear
understanding of such needs and how they might be addressed taking account of relevant
evidence and policy within Local Industrial Strategies. For example, this might include the
need for greater studio capacity, co-working spaces or research facilities.
These needs are often more qualitative in nature and will have to be informed by
engagement.”

5
6
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Use Classes Order (2020)
2.19

2.20

In September 2020 the Use Classes Order was amended. The key change in relation to planning
for employment land needs is the creation of a new Class E, which includes the following forms
of development:


Offices (formerly use classes B1a/b); and



Light industrial (formerly use class B1c)

It should be noted that general industry (B2) and storage and distribution (B8) uses remain
unchanged.

Sub-Regional Documents
Tees Valley Strategic Economic Plan 2016-2026
2.21

The Strategic Economic Plan (‘SEP’) sets out the growth ambitions and priorities for Tees Valley
over a 10-year period. The SEP has been refreshed to create a strategy which includes priorities
to improve, diversify and accelerate growth in the local economy to benefit businesses and
residents.

2.22

As the overarching economic plan for the Tees Valley, the refreshed SEP provides a framework
for economic development to deliver six growth generating themes. These themes have been
devised to help deliver the SEP’s target of creating 25,000 new jobs and generating £2.8 billion
of additional GVA by 2026.

2.23

The SEP notes that the Tees Valley has world class expertise in a number of key sectors which
are vital to the health of the northern and wider UK economies. Taking account of the current
composition of the Tees Valley economy, including existing employment specialisms and the
potential for growth, seven priority sectors have been identified, including:








Advanced Manufacturing: As a high productivity sector, and one of four Northern
Powerhouse strengths, Tees Valley Advanced Manufacturing is expected to make an
important contribution to the future economic prosperity of the area and the wider North,
building on close links with the North East manufacturing base in key subsectors such as
engineering design and subsea technologies;
Health and Biologics: The Health and Biologics sector is diverse and forms part of the
Tees Valley and wider UK economy. The area is also home to world-leading biologics
manufactures and rich sub-clusters of companies in biological reagents, assistive
technology, health informatics and pharmaceuticals, working in national and international
markets which have high levels of productivity;
Digital and Creative: The Tees Valley accommodates a wide range of Digital and Creative
enterprises, including businesses that specialise in media and games development, mobile
application and web development, IT support for the Advanced Manufacturing sector, IT
consultancy and business application development. The sector employs 6,800 workers and
comprises of large employers including Capita, Lygo International, Webworks Internet,
Onyx, Double Eleven, Visualsoft and Northgate.
Culture and Leisure: The Tees Valley is home to several flagship sports and cultural
venues and attractions. This includes impressive historic venues such as Preston Park
Museum and Grounds; the award-winning Middlesbrough Institute of Modern Art (MIMA);
Middlesbrough Town Hall which is subject to £8m worth of investment to create a more
accessible and modern venue; Darlington Civic Theatre which is currently undergoing
redevelopment; and a range of other theatres. Major high street brands are also well
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represented in the local area, with the offer strengthened by independent retailers, cafes and
restaurants; and


2.24

Business and Professional Services: The Business and Professional Services sector is a
key source of employment in Tees Valley, employing over 36,000 workers. As well as its
importance in its own right, the professional and administrative services provided by the
sector support activity across the Combined Authority’s key sectors, which includes a range
of high value activities such as legal and financial services.

The SEP confirms that developing these sectors is considered critical to boosting
competitiveness and diversification, improving economy resilience and providing the range of
jobs needed to ensure that growth is both widespread and inclusive.

Tees Valley Local Industrial Strategy (2019)
2.25

The draft Tees Valley Local Industrial Strategy sets out an ambitious plan to transform the
economic performance of the area and drive an increase in productivity. It builds on the
distinctiveness of the local economy and responds to the opportunities and challenges that
subsequently arise.

2.26

The Strategy focuses on delivering productivity growth centred on clean energy, low carbon and
hydrogen, by improving performances and helping more local people into good jobs with longterm prospects.

2.27

The Local Industrial Strategy identifies the following overarching ambition:
“Tees Valley will be a global leader in clean energy, low carbon and hydrogen. The area will
achieve a net zero carbon industrial cluster by 2040, providing good jobs with long-term
prospects that local people can access.”

2.28

Having particular regard to Middlesbrough, The Strategy seeks to build upon the area’s
strengths in engineering and advanced manufacturing, including internationally renowned
research capabilities at TWI and world-class research and commercial premises at TeesAMP.
The nationally recognised digital cluster focused within the Boho area is considered critical in
driving the adoption of industrial digitalisation, whilst Middlehaven is expected to continue to
develop as a mixed-used regeneration site with leisure, office and innovative residential
developments and education facilities.

2.29

The Strategy confirms that the Tees Valley business base is diverse and comprises of a range of
sectors characterised by different levels of maturity, productivity and labour intensity. These
sectors can be broadly characterised according to the following three categories:
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Globally Competitive Sectors: well-established sector strengths where the Tees Valley is
widely regard as benefitting from world class expertise and a business base comprised
largely of globally-significant firms. Collectively, these sectors account for 14% of Tees
Valley’s GVA. Local concentrations of employment and economic output are typically high
in these sectors, reflecting the presence of high volumes of activity. Sectors include
Chemicals and Process Industries; and Advanced Manufacturing.
Regional Sector Strengths with Growth Potential: sectors where the Tees Valley is
not currently recognised as being globally competitive, but where the conditions are in place
locally – or could be established – to drive growth moving forwards. This includes areas
such as clean energy, low carbon and hydrogen where Tees Valley can drive growth
nationally by exploiting its unique industrial cluster, research and innovation assets, and by
maximising synergies between existing sector specialisms. Sectors include Clean Energy,
Low Carbon and Hydrogen; Bioscience; and Digital.
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Enabling Sectors: job rich sectors that account for high volumes of employment – as well
as 34% of Tees Valley’s GVA – and which play an important role in supporting the effective
functioning of the wider economy through the goods or services that they provide. The
logistics sector, for example, supports the efficient movement of raw materials and finished
products, which is beneficial to all parts of the economy. Sectors include Professional and
Business Services; Logistics; and Construction.

Local Documents
Strategic Plan 2021-2024
2.30

Middlesbrough’s Strategic Plan 2021-2024 sets out how the Mayor’s agenda will be supported
and delivered across a three-year period, updating the 2020-23 plan to consider the impacts of
COVID-19. The plan is structured around three interrelated aims:






2.31

Place: Securing improvements in Middlesbrough’s housing, infrastructure and
attractiveness, improving the town’s reputation, creating opportunities for local people and
improving finances; and
Business: Promoting investment in Middlesbrough’s economy, diversifying the town’s
offer, and ensuring the city works as effectively as possible to support ambitions for people
and place.

Within the context of these aims, the Plan sets out nine strategic priorities, including:




2.32

People: Working with communities and other public services to improve the lives of
residents;

COVID-19 Recovery: Supporting the recovery of local communities and building back
better. Identifying and realising opportunities for long-term regeneration and growth.
Town Centre: Diversifying the town centre and creating more commercial and residential
space by revitalising unused space/developing new spaces.

To achieve the above priorities, the plan will actively support growth and higher value
employment across all sectors. The need to focus on further developing Middlesbrough as the
UK’s digital city is identified as a particular priority.

Town Investment Plan (2021)
2.33

The Town Investment Plan combines the core principles of previous local strategies into a
bespoke set of mid to long-term strategies that fit the needs of Middlesbrough. The document
confirms that a combination of the Towns fund, along with other funding, will deliver £252m of
investment to correct market failures, reshape the local economic dynamics, diversify the local
economy and future-proof the City.

2.34

The Town Investment Plan lays out five interdependent pillars of regeneration that are central
to future development and growth in Middlesbrough:




Transport and Connectivity: Utilise the new direct rail line to London and increase the
rail station’s capacity allowing for inward investment. Within the city, improve intra-city
links through clean transport routes and extended bus times.
Urban community and placemaking: Significantly increase the number of city centre
housing units, to support the increase in professional job opportunities anticipated due to
increased investment in commercial space.
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2.35

Middlesbrough experience: Making the city the key destination in Tees Valley, giving a
community feel that will entice people to join, remain and enjoy living in the city, as well as
rebalancing the oversupply of retail space.
Building a knowledge economy: Placing emphasis on industries that have comparative
advantage within Middlesbrough (including digital development and research) and
collaborating with the educational institutions to retain graduates, creating a knowledgeshare ecosystem that enhances innovation.
Enterprise infrastructure: Achieve large increases in mixed-use – residential and
commercial – accommodation within the town centre. Restoring historic buildings for office
spaces, maximising the limited space that the town centre possesses.

The Plan aims to create a new equilibrium between commercial, retail, residential and
recreational spaces within the city to ensure that the city’s private sector becomes selfsustaining. Investment from the public sector will be based upon market demand as part of a
long-term, organic approach to growth.

Middlesbrough Grade A Office Market Analysis Report (2016)
2.36

Commissioned by the Council to establish the provision of, and market for, Grade A office
development in the town centre, the report confirms:
Whilst there is an argument to suggest that any new development need not be of “Grade A”
standard, the lack of quality space in the town currently and the high levels of vacancy in those
existing ‘average to poor’ quality spaces suggests that in order for this development to fulfil the
market need, a high level specification and modern office environment would be required. The
town itself lacks a diversity of office products, even beyond ‘Grade A’, so consideration should
also be given to whether other office types will be required in Middlesbrough as it looks to
expand its economy.
From our discussions with local stakeholders including commercial agents and those involved
with the Boho Zone, it is a lack of ‘quality’ office space that is an issue rather than availability
generally. There may be empty commercial / office buildings in Middlesbrough, however they
are not of sufficient quality to attract high quality tenants. Commercial agents have spoken
candidly of showing clients around the town and having nothing to present in terms of high
quality office space, whilst those involved at Digital City have spoken of the interest from
businesses including professional service firms interested in taking on space at Boho Zone but
not meeting the qualifying criteria in line with the ERDF funding rules. Key reasons cited for
the interest include the attractiveness of the Boho buildings themselves and the quality of the
facilities on offer.”

2.37

The report further confirms that there is anecdotal evidence that the demand is there for new
office space. Commercial agents have spoken of having nothing in the town to show to
prospective clients and there have been instances of speculative development being able to
attract new business to the town.

Middlesbrough Town Centre Post-COVID Strategy 2019-2023
2.38
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The Middlesbrough Town Centre Strategy outlines plans to sustain, stabilise and improve the
long-term growth of the town by diversifying the high street as demand for retail uses contracts.
The Strategy recognises that the challenges facing the retail sector reflect changes in the
population’s lifestyle but also that they have been accelerated by the impact of COVID-19.
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2.39

The underlying driver for many of the aims is to transform the town into a digital city, creating
the incentives for business and workers to move into the town centre as part of the urban living
programme and aim to create an increase in well-paid and skilled jobs. Improvements in
transport are expected to increase inward investment and support retail via the increase in
footfall, spread throughout all times of the day.

South Tees Development Corporation (Teesworks)
2.40

As the UK’s single biggest development opportunity, Teesworks offers 4,500 acres of land. The
site is located to the east of Middlesbrough’s local authority boundary. Following £137m of
government funding in 2019, work is commencing to produce 1,420 acres of developer-ready
land, with added support of £14m government funding to incentivise further infrastructure
improvements.

2.41

The aim for the site is to create a hub for advanced manufacturing and renewable energy
sectors. It is envisaged that this could deliver more than 20,000 additional jobs over the next
two decades. The site was recently awarded freeport status, making it the UK’s largest and most
connected freeport. The benefits that this offers (including simplified customs regimes, reduced
tax regulation, government support and streamlined production processes) will help to support
the delivery of the economic ambitions for the site.
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3.0
3.1

Economic Context
This section establishes the economic baseline for the study by reviewing recent economic
conditions and trends within Middlesbrough, relative to the North East region and the national
economy. This is important in identifying the existing strengths and weaknesses of the study
area and the factors likely to influence the nature and level of future demand for employment
space.

Geography and Connections
3.2

Located within the Tees Valley, Middlesbrough is a predominantly urban authority covering an
area of approximately 54 square kilometres and with a population of 140,5457.

3.3

Middlesbrough is located to the south of the River Tees and is bounded by the following local
authority areas: to the north and west by Stockton-on-Tees; to the east by Redcar and Cleveland;
and to the south by Hambleton.
Figure 3.1 Spatial Context of Middlesbrough

Source: Lichfields Analysis
7
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3.4

Figure 3.1 sets out the Middlesbrough’s spatial context within Tees Valley and within adjacent
North East and North Yorkshire local authorities and settlements. It also sets out
Middlesbrough’s location relative to key sub-regional transport infrastructure, including:








The A19 – a key strategic route connecting Tees Valley to Tyne and Wear and Durham in the
north and North Yorkshire in the south;
The A1(M) – a key strategic route connecting the North East region to the Yorkshire and
Humber region;
Teesside International Airport – provides national and international connections for
business and leisure visitors; and
Teesport - the UK’s third largest port, handles around 450,000 TEU (Twenty Foot
Equivalent Unit) of container traffic each year and exports more than any other UK port.

Functional Economic Market Area
3.5

Examining commuting flows can help to define the Functional Economic Market Area (FEMA)
within which Middlesbrough is located8. Commuting flows can be assessed using the latest
available travel-to-work flow data from the 2011 Census.

3.6

The current criteria for defining Travel to Work Areas (TTWAs) – which can be used as a
starting point for identifying a FEMA - is that generally at least 75% of an area's resident
workforce are employed in the area and at least 75% of the people who work in the area also live
in the area. The area must also have a working population of at least 3,500.

8

CLG, Functional Economic Market Areas: An Economic Note, 2010
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Figure 3.2 Travel to Work Areas

Source: ONS/ Lichfields Analysis
3.7

ONS analysis indicates that Middlesbrough is included within the ‘Middlesbrough and Stockton’
TTWA, which includes the local authority areas of Middlesbrough, Stockton, Redcar and
Cleveland and Hambleton, as demonstrated in Figure 3.2.

3.8

For Middlesbrough specifically, these authorities comprise the workplace for 89% of the
resident working population of Middlesbrough9 (46,138) and the place of residence for 88% of
the total whose workplace is in Middlesbrough10 (55,512).

3.9

Analysis of worker flows for Middlesbrough (Figure 3.3) indicates that in 2011:
Approximately 20,660 (45%) of the working residents commuted out of the local authority
for employment, with the largest flows to the adjoining authorities of Stockton-on-Tees
(8,889) and Redcar and Cleveland (5,111); and



Approximately 30,040 workers commuted into Middlesbrough for work, primarily coming
from Stockton-on-Tees (10,779) and Redcar and Cleveland (10,569).



3.10

This indicates that worker inflows and outflows in Middlesbrough are not in alignment, and that
the Borough is a net importer of labour.

9

As at the Census 2011
ibid

10
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Table 3.1 Change in Travel-to-Work Flows (2001-2011)

2001 Census

2011 Census

Change (2001-2011)

Out-Commuting Working Residents

19,704

20,664

960

In-Commuting Workers

28,328

30,038

1,710

Net In-Commuting Flow

8,624

9,374

750

Self-Containment Rate

59.64%

55.21%

-4.43%

Source: Census 2001 & 2011 / Lichfields analysis
3.11

Between 2001 and 2011, the inflow of workers to Middlesbrough increased by 1,710 workers as
the number of residents commuting out of the local authority increased by 960. As a result, net
in-commuting increased by 750.
Figure 3.3 Commuter Flows for Middlesbrough

Source: ONS Census Origin and Destination 2011/ Lichfields Analysis

Economic Conditions and Trends
3.12

Current economic conditions and trends in Middlesbrough are summarised in the following
paragraphs, with comparisons made, where appropriate, to regional and national averages. Data
is drawn from published Office for National Statistics (ONS) sources via Nomis or Experian
unless indicated otherwise.
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Population
3.13

The Council’s Strategic Housing Needs Assessment (2021) estimates that Middlesbrough had a
population of 140,980 in 2019. This is projected to grow by more than 9,000 (to 150,000) by
2037.

Employment
3.14

Data from the ONS Business Register and Employment Survey (BRES) indicates that there were
approximately 62,000 jobs in Middlesbrough in 2019, remaining static in comparison to 2015.
This contrasts with the growth experienced across the North East region (0.6%) and Great
Britain (4.1%) over the same period. Over the longer term, data from Experian11 suggests that
the total number of FTE (Full Time Equivalent) jobs in Middlesbrough decreased from
approximately 53,400 in 1997 to 53,100 in 2019 – a decrease of 0.6%.

3.15

In geographic terms, the detailed distribution of employment across the Borough is described in
Figure 3.4. This uses ONS Inter-Departmental Business Register (IDBR) data (2019) to plot the
distribution of employment, by sector, at the individual postcode level. This shows that there is
the highest density of employment within the northern portion of the Borough coalescing
around Riverside Business Park and Middlehaven, as well as Middlesbrough town centre. By
comparison, the southern portion of the Borough – a predominantly residential area – displays
a far lower overall density of employment.

11

Pg 18

Experian UK Local Forecast Quarterly, March 2020

Employment Land Review : Final Report

Figure 3.4 Distribution of Employment (2019)

Source: ONS IDBR (2019) / Lichfields Analysis

Sector Profile
3.16

3.17

Table 3.2 provides a summary of employment change by sector (Broad Industrial Group) across
the period 2015-2019. This is shown in proportionate terms, in order to facilitate a comparison
with regional and national performance over the same period. To highlight sectors that have
over/under performed relative to regional and national performance, sectors have been shaded
as follows:


Green: employment growth exceeded that of the North East and Great Britain;



Amber: employment growth fell between that of the North East and Great Britain; and



Red: employment growth fell below that of the North East and Great Britain.

Table 3.2 shows that employment within four sectors increased across the period 2015-2019,
with the highest levels of employment growth observed within Mining, quarrying & utilities
(100.0%), Business administration & support services (50.0%), Transport & storage (28.6%)
and Public administration & defence (25.0%). Another six sectors experienced no growth,
however, eight sectors witnessed a decline in employment across the period. The highest levels
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of decline were experienced within the following sectors: Motor trades (-30.0%), Construction (25.0%), Financial & insurance (-20.0%), Information & communication (-16.7%) and
Professional, scientific & technical (-14.3%).
3.18

In absolute terms, the most significant employment losses were observed in: Education (-1,000
jobs), Construction (-750 jobs); and Professional, scientific & technical (-500). Whilst
approximately 3,800 jobs were generated across the period, this was offset by a loss of 3,550
jobs12.

3.19

As shown by the green highlighted cells, four sectors outperformed both regional and national
growth rates (Mining, quarrying & utilities, Business administration & support services,
Transport & storage and Public administration & defence) with the remaining sectors either
performing at a level between (Manufacturing, Retail and Property) or below the regional and
national rates (all remaining sectors).
Table 3.2 Employment change by industry sector (2015-2019), sorted by the local employment growth rate

Industry (Broad Industrial Group)
Mining, quarrying & utilities
Business administration & support services
Transport & storage
Public administration & defence
Agriculture, forestry & fishing
Manufacturing
Retail
Accommodation & food services
Property
Health
Arts, entertainment, recreation & other services
Wholesale
Education
Professional, scientific & technical
Information & communication
Financial & insurance
Construction
Motor trades

Middlesbrough
100.0%
50.0%
28.6%
25.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
-10.0%
-12.5%
-12.5%
-14.3%
-16.7%
-20.0%
-25.0%
-30.0%

North East
46.2%
2.5%
13.6%
3.0%
18.2%
-7.6%
9.3%
1.2%
0.0%
1.8%
0.0%
-3.6%
-1.0%
-9.6%
0.0%
0.0%
-1.9%
-20.0%

GB
5.1%
3.2%
10.7%
4.2%
1.5%
1.5%
-2.4%
10.1%
10.7%
3.0%
3.5%
0.6%
-0.5%
8.3%
8.3%
2.8%
12.3%
8.7%

Total

0.0%

0.6%

4.3%

Source: BRES / Lichfields analysis
3.20

As a proportion of total employment, the largest sectors in Middlesbrough in 2019 were Health
(25.8%), Education (11.3%), Retail and Business administration & support services (both 9.7%)
and Public administration & defence (8.1%). Collectively, these five sectors constituted 64.5% of
total employment.

3.21

A location quotient (LQ) analysis quantifies how concentrated a particular employment sector is
in an area compared to the nation. Figure 3.5 shows that, in comparison with sector
representation nationally, the following sectors are over-represented in Middlesbrough:


Health (LQ 2.0, 25.8% employment);

Note that this figure does not tally with that presented at paragraph 3.17 (zero jobs growth). This is due to data rounding
methodologies employed by BRES.
12
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3.22



Public administration & defence (LQ 1.9, 8.1% employment);



Education (LQ 1.3, 11.3% employment);



Property (LQ 1.3, 2.4% employment);



Retail (LQ 1.1, 9.7% employment); and



Business administration & support services (LQ 1.1, 9.7% employment).

The following sectors are under-represented locally:


Agriculture, forestry & fishing (LQ 0.1, 0.1% employment);



Professional, scientific & technical (LQ 0.5, 4.8% employment);



Information & communication (LQ 0.5, 2.0% employment);



Manufacturing (LQ 0.6, 4.8% employment);



Motor trades (LQ 0.6, 1.1% employment);



Accommodation & food services (LQ 0.7, 5.6% employment);



Transport & storage (inc. postal) (LQ 0.7, 3.6% employment);



Arts, entertainment, recreation & other services (LQ 0.8, 3.6% employment); and



Mining, quarrying and utilities (LQ 0.8, 1.0% employment);

Figure 3.5 Employment representation by sector (location quotient analysis)

Source: BRES (2019) / Lichfields analysis

Business profile
3.23

An assessment of the size of businesses in Middlesbrough shows that the business base is
dominated by smaller (micro) firms comprising of 0-9 employees (88.0%). This is broadly in
alignment with the regional (87.4%) and national averages (89.5%). The proportion of large
enterprises with over 250 staff (0.6%) is also broadly in alignment with the regional (0.5%) and
Great Britain averages (0.4%)13.
13

ONS UK Business Counts, 2019
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3.24

The total number of active enterprises in Middlesbrough (3,325) indicates that there are 376
businesses per 10,000 working age residents14. This is lower than the corresponding figure for
the North East (424) and Great Britain (653).

3.25

Between 2010 and 2019 the number of active enterprises in Middlesbrough increased by 985, or
42.1%. This rate of growth was higher than the regional (26.1%) and national (30.1%) averages
over the same period. As shown in Figure 3.6, the number of active micro (0-9 employees)
enterprises in Middlesbrough grew by 50.0% over the period, exceeding the growth regional
(28.3%) and national (31.3%) growth rates. Since the growth rate in other business size bands
was lower in Middlesbrough compared to the regional and national rates, it appears that the
significant growth in micro enterprises accounted for most of Middlesbrough’s overall growth
across the period.
Figure 3.6 Change in total business by size band (2010-2019)

Source: UK Business Counts / Lichfields analysis
3.26

Self-employment in Middlesbrough (8.3% of the working population) is broadly equivalent to
the regional (8.4%) figure, but below that of the national self-employment rate (10.9%)15. These
indicators point towards lower levels of entrepreneurship in the Middlesbrough and regional
economy compared to other parts of the country, although there has been strong recent growth
in the local business base – especially amongst micro (0-9 employees) enterprises – which
suggests that this could be improving.

Labour Market Conditions
Unemployment
3.27

The most recent available data16 suggests that Middlesbrough’s economic activity rate (i.e. the
share of working-age residents either in or seeking employment) at 68.0% is lower than both the
regional (75.0%) and the national (78.9%) average.

ONS Population Estimates, 2018
ONS Annual Population Survey, Dec 2019
16 ibid
14
15
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3.28

The modelled unemployment rate17 in Middlesbrough has consistently remained higher than the
regional and national rates over a fifteen year period, as shown in Figure 3.7. In 2012, the share
of Middlesbrough’s working population unemployed reached a post-2008/09 recession peak at
16.5%, compared to 10.8% across the North East and 8.1% nationally. Since then the
unemployment rate has declined albeit has remained above the regional and national rates. As
at December 2019, the share of Middlesbrough’s working population unemployed was 7.5%,
compared to 5.9% across the North East and 4.0% nationally.
Figure 3.7 Long term modelled unemployment rate

Source: ONS Annual Population Survey / Lichfields analysis
3.29

Claimant count data from ONS counts the number of people claiming Jobseeker's Allowance
plus those who claim Universal Credit and are required to seek work and be available for work.
The claimant count is expressed as a percentage of the working age population and is recorded
on a monthly basis. Figure 3.8 shows that Middlesbrough’s average annual claimant count has
consistently been above that of the regional and national averages. The chart shows the data up
to and including 2019. In the first quarter of 2020, however, due to the impact of the COVID-19
public health crisis, the claimant rate has risen substantially, recording a jump from 6.2% in
March 2020 to 9.1% in April 2020. Similarly rises were observed in April both regionally (6.9%)
and nationally (5.1%).

17

ibid
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Figure 3.8 Claimant rate 1992-2019

Source: ONS Claimant Count / Lichfields analysis

Skills
3.30

The skills base of the resident workforce of Middlesbrough lags behind the regional and national
average. Just over one quarter (26.5%) of the Borough’s residents hold NVQ level 4 or above
qualifications, compared to a North East average of 31.9% and national average of 40.3%
(Figure 3.9)18. Middlesbrough also contains a higher proportion of residents with no
qualifications (15.1%) than both the regional (9.4%) and national (7.7%) averages.
Figure 3.9 Highest Qualification of Working Age Residents

Source: ONS Annual Population Survey / Lichfields analysis

Occupational profile
3.31

Overall, the occupational profile of Middlesbrough displays a lower proportion of residents with
highly skilled jobs both in comparison with the regional and national average. The proportion of
the Borough’s residents employed in Managerial, professional and associate
professional/technical occupations (SOC19 major groups 1-3) was 29.5% compared to the
18
19

Pg 24

ONS Annual Population Survey, 2019
Standard Occupational Classifications

Employment Land Review : Final Report

regional (40.8%) and national (47.4%) averages (Figure 3.10)20. In contrast, the Borough has a
higher concentration (34.3%) of semi and lower skilled workers (including: sales and customer
service occupations; elementary occupations; and process, plant and machinery operatives in
SOC major groups 7-9) compared to the regional (27.8%) and national (23.7%) averages.
Figure 3.10 Occupational Breakdown of Resident Population

Source: ONS Annual Population Survey / Lichfields analysis
3.32

As at April 2020, semi and lower skilled occupations were also the most commonly sought by
those residents of the Borough looking for work (81.2%), compared to a total of 11.6% of
claimants seeking work in higher skilled occupations (SOC 1-3)21 .

Deprivation
3.33

According to the 2019 English Indices of Multiple Deprivation (IMD), 48.9% of the lower super
output areas (LSOAs) forming Middlesbrough fall within the 10% most deprived LSOAs
nationally. By this metric, Middlesbrough is ranked as the most deprived local authority in
England. In terms of the overall population-weighted IMD score Middlesbrough is ranked as the
10th most deprived local authority out of 326 in England.

Summary
3.34

Middlesbrough had a population of 140,980 people in 2019, which is expected to grow to
150,000 in 2037.

3.35

Compared to the sectoral employment levels nationally, Middlesbrough is over-represented in
the following sectors: Health; Public administration & defence; Education; Property; Retail; and
Business administration & support services. By contrast, a number of sectors are underrepresented, including (inter alia): Professional, scientific & technical; Information &
communication; Manufacturing; and Transport & storage (inc postal).
20
21

ONS Annual Population Survey, 2019
ONS Jobseeker's Allowance by occupation, age and duration, April 2020
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3.36

Across the period 2009-2019, Middlesbrough has seen strong employment growth in the
Business administration & support services and Manufacturing sectors, both outstripping
regional and national growth rates. Across the same period, however, Middlesbrough has
experienced employment decline across a large number of sectors and has contributed to a 4.6%
decline in total employment. The most notable sectoral employment losses (in absolute terms)
were within the following sectors: Professional, scientific & technical; Public administration &
defence; and Construction.

3.37

Over the last decade, Middlesbrough has seen recent growth in the number of active businesses,
out-performing regional and national growth rates. This has largely driven by strong growth in
micro (0-9 employees) enterprises.

3.38

Overall, Middlesbrough is characterised by a poor performance in terms of labour market
indicators, including: lower economic activity rates than the regional and national averages and
higher claimant rates. Moreover, the economic gap between the national and Middlesbrough
average has remained consistent over a prolonged period of time.

3.39

The skills profile of Middlesbrough is lower than the regional and national averages, with fewer
residents qualified to NVQ Level 4 or above and a higher proportion with no qualifications.

3.40

In occupational terms, Middlesbrough is characterised by a lower proportion of residents in
managerial, professional and associate professional/technical jobs (SOC major groups 1-3) than
the national average and a higher concentration of semi and lower skilled workers.

3.41

Middlesbrough ranks as the 10th most deprived local authority in England, with nearly 50% of
all LSOAs within the Borough falling within the top 10% most deprived LSOAs nationally.
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4.0
4.1

4.2

4.3

Understanding Business Needs
Practice Guidance [paragraph 26] identifies the need to ensure that Local Plans are
underpinned by an understanding of business needs in determining future requirements for
employment space. In particular, it highlights the need to consider evidence of market demand,
to be gathered through a range of approaches including those outlined below:


Discussions with developers and property agents;



Recent surveys of business needs; and



Engagement with business and economic forums.

This ELR has been underpinned by – and its conclusions informed by – extensive engagement
with local stakeholders and businesses, including the following methods of consultation:
1

A bespoke business survey undertaken as part of the ELR process;

2

Telephone interviews with key economic stakeholders and business groups;

3

A stakeholder workshop; and

4

Telephone interviews with agents and major landowners.

This section of the report provides a summary of the main findings emerging from items 1-3
listed above. It should be noted that the discussions held with commercial property agents and
major landowners were undertaken to inform Sections 5.0 and 6.0 and the key messages
identified are reported within these sectors.

Business Survey
4.4

A business survey was promoted to Middlesbrough- businesses in autumn 2020. Invitations to
participate in the survey were issued by Middlesbrough Council’s Economic Growth function,
drawing upon contact details held by the authority. The survey was distributed electronically
and adopted a multiple choice format wherever possible to ensure that it was user friendly and
quick to complete.

4.5

Following the initial promotion of the survey, further prompts were issued to businesses – and
the deadline for responses extended – in a bid to maximise the response rate achieved. Business
representation groups, including the North East England Chamber of Commerce were also
approached to promote the survey to their members through social media channels.
Unfortunately, despite the best efforts of Middlesbrough Council and the Chamber of
Commerce, only four completed responses were received. This perhaps reflects the difficulty in
engaging with businesses during the Covid-19 pandemic, as a result of them having to focus on
other, more business-critical priorities. Within this context, it is important to note that the
distribution of surveys was delayed for as long as possible, without impacting on the delivery
timescales of the Employment Land Review in an attempt to mitigate the risk of a low response
rate, having originally been scheduled for April 2020 (at which point the UK had entered full
lockdown in response to the pandemic).

4.6

The small number of business survey responses received is not considered to provide a large
enough sample to draw any conclusions from the data collated. It should be noted, however,
that this ELR has taken the needs of local businesses into by drawing upon data analysis and
additional consultation approaches. This includes discussions with commercial agents and
developers, as well as locally active business and economic forums.
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Stakeholder Interviews
4.7

In May and June 2020, Lichfields held a series of interviews with key economic stakeholders.
This included economic development officers from Middlesbrough Council and Tees Valley
Combined Authority, as well as business forums such as: North East England Chamber of
Commerce; Tees Valley Business Club; and Digital City. A full list of participating organisations
can be found at Appendix 1.

4.8

These sessions, which took the form of telephone interviews, were used to explore:
Middlesbrough’s current economic role; the opportunities and threats facing the local economy
moving forwards; and any employment space issues that flow from these.

4.9

The key issues raised are summarised, by theme, in the following paragraphs.

Role and Function








Middlesbrough’s economy was viewed by stakeholders as different to that of the wider Tees
Valley, with fewer large, industrial occupiers and a greater emphasis on SMEs and startups/indigenous businesses. This was considered – in part – to reflect the area’s geography,
with Middlesbrough perceived by stakeholders to have less employment land than the
neighbouring authorities.
Digital and advanced manufacturing were considered to represent the key sectoral strengths
of Middlesbrough, aligning with the focus of key investment sites at Boho and TeesAMP.
Key factors identified as underpinning Middlesbrough’s advanced manufacturing
proposition included: a strong industrial heritage; the availability of specialist skills; and
world leading research facilities (such as TWI).
Middlesbrough is viewed by stakeholders as one of the Tees Valley’s key locations for digital
industries, underpinned by:
(a) Boho, which provides a physical cluster of activity within the sector, allied to a strong
‘brand’;
(b) Teesside University’s excellent reputation in digital and related fields. The University’s
School of Computing is ranked in the top 10 globally for animation activity and has
developed international partnerships with blue chip technology firms through the
annual Animex festival; and
(c) Strong collaboration between digital businesses and Teesside University (via initiatives
such as Digital City) on issues related to research and skills development. The latter was
identified as being of critical importance in ensuring the availability of a pipeline of
talent to support growth.



Many stakeholders felt that the Council’s strategy of prioritising TeesAMP and an office core
(supported by Boho and a growing professional and business services sector) was reflective
of Middlesbrough seeking to ‘build on its strengths’. This strategy of prioritising growth in
such high value, high density sectors – with other parts of Tees Valley targeting more land
hungry uses – was considered appropriate, recognising Middlesbrough’s comparatively
modest supply of employment land within the Tees Valley context.

Inward Investment Performance
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Council officers advised of a number of ‘near misses’ in relation to inward investment
opportunities in the digital and advanced manufacturing sectors in recent years, with
Middlesbrough unsuccessful due to an absence of suitable and available stock. This
intelligence had given the authority the confidence that these were the correct sectors to
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target as future drivers of growth. To support this, the Council has looked to address the
issue of availability – thereby improving the area’s inward investment proposition –
through investing in the delivery of TeesAMP, Boho X and Centre Square.






TeesAMP is an 11ha site aimed at providing bespoke, high quality buildings suitable for
modern advanced manufacturing companies and processes. Phase one of the scheme
comprises of 180,000sq.ft. and it is understood from Council officers that this has been well
received by the market. 40,000sq.ft of lettings have already been confirmed, with another
45,000sq.ft currently at heads of terms. TeesAMP is underpinned by strong relationships
with Teesside University and Middlesbrough College, providing opportunities to tailor and
deliver courses to meet employers’ needs and provide a pipeline of talent.
Centre Square comprises of 90,000sq.ft of Grade A office space in Middlesbrough town
centre. It is understood from Council officers that 45,000sq.ft of space has been let to date,
with the authority in advanced discussions with prospective occupiers regarding a further
20,000sq.ft. Council officers have indicated that the development has been successful in
attracting new inward investment to the Tees Valley (rather than displacing existing
occupiers) and in securing good quality occupiers from high value sectors (principally
professional and business services).
As the above developments move towards full occupancy in the next few years, there was a
view amongst stakeholders that further speculative development would be needed to ensure
that opportunities to capture inward investment inquiries are not constrained.

Premises








Riverside Park, located to the north of the town centre was identified by stakeholders as a
key focus for industrial activity within Middlesbrough. The area has long been established
as an employment location and is home to key businesses such as AV Dawson (multi-modal
logistics) and economic assets including TWI (research organisation specialising in
engineering and materials). More recently, the area has been enhanced by the development
of TeesAMP, as well as wider access and environmental improvements.
Stakeholders highlighted that, whilst office vacancy rates in Middlesbrough are high, there
is a shortage of good quality office space in the local market. Provision is largely clustered
within the town centre and (with the exception of Centre Square and Boho) much of the
stock is old. Stakeholders identified a need to improve the office product to allow
Middlesbrough is to compete successfully to attract more office occupiers.
Centre Square (see above) and Boho were identified as evidence that the provision of good
quality office space could be successful in attracting good quality occupiers to the town.
Stakeholders acknowledged that speculative office development is typically unviable in the
Middlesbrough market currently and that MBC has played an important role in providing
the necessary support to ensure that these developments ‘stack up’ (most recently taking a
head lease on Centre Square to improve the strength of covenant).
The Boho area was recognised as an important cluster of (largely indigenous) digital
businesses. The area is comprised of a number of buildings providing start-up and move-on
accommodation close to Middlesbrough train station. Premises are typically smaller unit,
multi-user office space (with easy in, easy out terms). The success of Boho has been
underpinned by a number of factors:
(a) Strong public sector support (from MBC and others) to fund the speculative
development of high quality space focussed on the needs of digital businesses; and
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(b) Teesside University’s focus on business engagement, start-ups and incubation in the
digital sector. This provides a pipeline of digital companies that support demand for
space at Boho.


Stakeholders suggested that some of the more established businesses at Boho are reluctant
to relocate to new premises, which would free up the start-up/move-on units for newer
businesses. It was considered that the delivery of more employment space – close to Boho
and specifically tailored to the needs of the sector – could help to ensure that business
growth is not constrained and that businesses incubated in Middlesbrough do not move to
competitor locations such as Newcastle/Gateshead as they mature.

Growth Opportunities


The digital sector was identified by stakeholders as a significant growth opportunity moving
forwards. The Tees Valley SEP anticipates that the sector could generate 3,000 net new jobs
across Tees Valley between 2016 and 2026. A number of stakeholders indicated that:
(a) There is the potential for growth in the sector to exceed the SEP estimate of 300 net new
jobs per annum. Teesside University campus has been designated as one of twelve
University Enterprise Zones nationally and is using this as a focus for promoting and
developing its digital activities. As part of this, the University is looking to increase the
provision of digital-facing start-up space on campus by a factor of three over the next
five years. It is anticipated that this will create significant additional demand for moveon space in Middlesbrough; and
(b) The majority of growth in the sector is likely to be captured by Middlesbrough and
Stockton-on-Tees, reflecting historic patterns of demand as well as the strength of the
Boho ‘brand’.





Middlesbrough’s existing strengths in both digital and advanced manufacturing leave the
area well positioned to benefit from the shift towards industrial digitalisation. Within the
Tees Valley context, this agenda is identified as a priority of the Combined Authority’s draft
Local Industrial Strategy, whilst encouraging businesses in other sectors to embrace digital
solutions is a key strand of Digital City’s work (alongside supporting digital businesses to
grow).
Middlesbrough’s central location within Tees Valley and good local transport links were
considered to leave the area well placed to capture growth in professional and business
services linked to the needs of Tees Valley’s key industrial sectors. It is understood that this
has been reflected in a number of enquiries related to office space at Centre Square and
stakeholders expected the demand from professional and business services to grow as a
result of:
(a) ‘Spillover’ effects linked to major development proposals elsewhere in Tees Valley such
as the STDC site and the Combined Authority’s clean growth ambitions. It is expected
that these initiatives will attract large industrial occupiers, in new and emerging subsectors, to Tees Valley. It was considered that this could – in turn – generate demand
for specialist professional and business services (legal, accountancy, project
management etc) to reflect the particular needs of these sectors; and
(b) Enhanced national connectivity (via proposals to establish direct train journeys from
Middlesbrough to London). This will help Middlesbrough to compete with Darlington as
a key ‘gateway’ location within Tees Valley.
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Duty to Co-operate Workshop
4.10

In order to test the emerging findings of the study with Middlesbrough Council’s Duty to Cooperate partners – as well as key local stakeholders and commercial agents – a workshop
session was held on 19th November 2020. The workshop was facilitated by Lichfields and LSH
and was attended by Council officers, as well as a range of stakeholders from the public and
private sector. The session comprised a presentation by Lichfields, in conjunction with LSH,
interspersed with two structured group discussions. The following paragraphs provide a
summary of the key messages that emerged from the workshop:

The role and function of the Middlesbrough economy






Stakeholders were in agreement that Middlesbrough’s economic interrelationships with
neighbouring authorities – ostensibly its Functional Economic Market Area (FEMA) – were
represented well in terms of commuting flows and travel to work area (TTWA) analyses;
Middlesbrough’s specific geography determines its wider economic role within Tees Valley.
It is constrained by a lack of land compared to adjacent local authorities (eg. Redcar &
Cleveland). It has therefore developed strengths in sectors such as professional services and
digital that serve a complementary role to Tees Valley’s wider sectoral specialisms;
Broadly, stakeholders were satisfied that the presentation of recent employment data by
sector (BRES, 2019) was an accurate reflection of Middlesbrough’s economy. However, it
was noted that the analysis was not granular enough to reflect the full extent, growth and
specific needs of the digital sector.

Key Opportunities and Challenges










Commercial agents reported that the stock and quality of both office and industrial premises
is limited and with very little that is under 30 years old. They also reported a long-term lack
of demand in office occupier market and current industrial requirements are not served by
existing stock (reported very low availability within 30,000 – 40,000 sq.ft. size band);
A key challenge is in dealing with vacant town centre office stock which is unattractive for
prospective occupiers and their requirements. However, it was reported that evidence of
lack of demand can often be anecdotal and therefore difficult to justify alternatives to
Members;
Viability is a significant and longstanding constraint on speculative development in
Middlesbrough. The need for ongoing public sector support for development was recognised
but the long-term objective is to incrementally reduce role of public sector support. The
Combined Authority cited examples of TeesAMP and Centre Square where the recent
direction of travel has been positive, with rising rents contributing towards a more attractive
proposition for investors;
It is relatively difficult to find sites for inward investment enquiries due to a relative lack of
land in Middlesbrough. Given its geographic constraints, objectives should focus on trying
to prioritise density and value – attracting uses with the highest GVA per sq.ft.;
Through the Duty to Co-operate mechanism there is a need to work collaboratively with
adjacent local authorities to facilitate a complementary and compelling offer to the wider
economic growth prospects of Tees Valley as a whole. A significant opportunity in the digital
sector was mentioned specifically in relation to how it can support Tees Valley strengths in
low carbon, engineering and advanced manufacturing sectors;
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Increasingly, the role of the town centre is becoming important and a reversal of out-oftown trends were suggested. This aligns with the Council’s ambition to promote greater
footfall in town centre and also to consolidate more services there;
The importance of the future direct London rail link was highlighted and its role in
promoting the office market and digital sector. It was noted that regional connectivity
should be considered alongside this, citing the particular importance of digital
infrastructure.
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5.0

The Market for Employment Premises

5.1

This section compares the market for employment premises in Middlesbrough with other local
authority areas within Tees Valley; then considers the market for offices and industrial premises
in Middlesbrough through analysis of the stock, availability and demand.

5.2

It should be noted at the outset that the analysis set out within this section has been prepared,
by LSH, during a period of great market uncertainty. The outbreak of coronavirus, declared by
the World Health Organisation as a global pandemic on 11th March 2020, has impacted on the
global economic outlook, with many economists anticipating a period of recession. LSH advises
that the pandemic and its economic aftermath are expected to have a substantial adverse impact
on UK property markets, though the scale and duration of this impact is a matter of conjecture.

5.3

The immediate impact of lockdown has been a sharp drop in the number of transactions and a
rise in businesses failures. The impact of the pandemic on different sectors, however, varies
greatly and for some businesses, such as medical supplies and pharmaceuticals, there are
opportunities for growth. The government’s furlough scheme is aimed at minimising the
economic impact by enabling a ‘bounce back’, thereby shortening the period of recession. The
outcome of this approach remains uncertain however, and the unprecedented nature of the
current outlook represents a challenging backdrop against which to base judgements of future
demand for office and industrial land and premises.

5.4

In LSH’s experience, this prevailing uncertainty is likely to result in occupiers and investors
delaying decision making and low levels of transactions are likely to continue. LSH would
expect vacancy rates to rise and – as supply increases relative to demand – the market appetite
for new development will fall. In addition, LSH would expect some downward pressure on
values which will have a negative impact on development viability. Over the longer term, takeup of employment land can perhaps be expected to be at rates that are closer to those recorded
since 2009, rather than those observed in the decade prior to the downturn of 2008/09.

5.5

In preparing this report LSH has relied upon various data sources. The Non-Domestic Rating
Business Floorspace statistics have been used to compare the stock of employment premises
within Middlesbrough with that of the other Tees Valley local authority areas. This broad brush
data, derived from Valuation Office Agency (VOA) as at 31st March 2019, uses ‘bulk’ use classes
and figures are rounded.

5.6

Whilst appropriate for comparing the stock at the local authority level, a more fine-grained
analysis is preferable to understand the role and function of the individual sub-areas within
Middlesbrough. To carry out this more detailed analysis of the stock by market area and size
band and to bring it up to date, LSH has used Analyse software to collate and analyse current
VOA data. LSH research has identified that the major national commercial property databases
have poor coverage of Teesside and the data extracted from Analyse has therefore been
supplemented with data on available properties sourced from searches of agent’s websites.

Overview of the Tees Valley Employment Premises Market
5.7

Figure 5.1 uses postcode information from the 2019 Ratings List to illustrate the distribution of
employment premises across Middlesbrough according to type and size. This is supplemented,
in the following paragraphs by a more granular analysis (in qualitative and quantitative terms)
of the market for offices and industrial premises in the local area.

5.8

The map at Figure 5.1 shows that space is principally concentrated in the north of the Borough,
with industrial stock clustered on the south bank of the Tees and the office stock clustered
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within Middlesbrough town centre and the Boho area (located just to the north of the town
centre).
Figure 5.1 Distribution of Employment Floorspace in Middlesbrough

Source: 2019 Ratings List/Lichfields analysis

The Stock of Office Premises in Tees Valley
5.9
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Middlesbrough is the smallest of the five Tees Valley local authorities (by area) but, as a
predominantly urban area at the centre of Tees Valley, it has the highest population density.
Whilst Middlesbrough comprises some 6.8% of the land area, it has 20.8% of the population.
The Valuation Office Agency (VOA) collates data on employment premises for non-domestic
rating purposes and publishes this data on the basis of broadly defined “bulk classes”. This data
allows comparison of the stock of employment premises within the five Tees Valley authorities.
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Table 5.1 Office Units and Floorspace by Local Authority

Local Authority Area
Darlington
Hartlepool
Middlesbrough
Redcar & Cleveland
Stockton-on-Tees
Tees Valley

Office Units
760
410
870
640
1,280
3,960

Office Floorspace (sq.m)
432,000
56,000
167,000
116,000
273,000
1,044,000

Source: NDR Business Floorspace and NDR Stock of Properties Tables (2019) Valuation Office Agency
5.10

Table 5.1 compares the stock of office properties and floorspace in the five Tees Valley local
authority areas as at 31st March 2019. It can be seen from this that Middlesbrough has 22% of
the Tees Valley’s office units, but only 16% of its office floorspace. This indicates that the
average size of office unit in Middlesbrough is smaller than the average for Tees Valley. Figure
5.2 compares the growth in office floorspace in the five local authority areas between 2000 and
2019. Whilst in Darlington, Stockton and Hartlepool the amount of office floorspace increased,
in Middlesbrough office floorspace contracted by 23.4%.
Figure 5.2 Office Floorspace by Local Authority (timeseries)

Source: NDR Business Floorspace Tables (2019) Valuation Office Agency
5.11

The underlying causes of the decline in Middlesbrough’s proportionate share of the Tees Valley
office market are complex. It was Margaret Thatcher’s ‘walk in the wilderness’ that signalled a
concerted effort by government to regenerate Teesside’s redundant riverside industrial areas.
The Teesside Development Corporation was established in 1987 and made the provision of
modern offices a priority. Teesdale Business Park, situated across the river from Stockton town
centre, was the Corporation’s flagship project. Here, high volumes of office floorspace with
generous parking provision were developed beside the Tees. When the Corporation came to an
end in 1998 it left a portfolio of serviced and remediated development plots at Teesdale and
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elsewhere. The office stock in Middlesbrough town centre, much of which was in blocks dating
from the 1970’s struggled to compete with the new business park accommodation and vacancy
rates started to increase.
5.12

The competition was compounded, after the Teesside Development Corporation was wound up.
The UK economy entered an unusually prolonged period of growth, when strong occupier
demand and easy access to development finance provided the necessary conditions for
speculative development of business park accommodation on remediated and greenfield sites
within the Tees Valley. Serviced sites at Teesdale were developed out and other sites with easy
access to the A19 and A66, such as Bowesfield, Preston Farm and Wynyard also came forward.
In Middlesbrough, town centre office vacancies continued to rise.

5.13

When the recession hit in 2008, development activity ceased and both occupational and
investment demand dropped very quickly. This led to vacancies increasing both in the town
centres and on the modern business parks. Rents and capital values fell, concessions to tenants
increased, marketing periods lengthened and many buildings stood empty. Some office
buildings were converted to residential, hotel or student accommodation – including blocks in
Middlesbrough town centre and on Teesdale Business Park – whilst others were demolished.

5.14

The fall in rents and rising vacancies also affected second-hand town centre offices, where
conversions to residential use have also been observed. From around 2014, LSH advises that
the recovery of occupier demand led to reductions in oversupply, although a wide choice
remains available to occupiers. Incentives to tenants have reduced, but rental values are
showing little sign of increase as subsequent economic shocks have slowed recovery. In the
wake of the ‘Brexit’ Referendum in June 2016 transactions of both occupational and investment
properties across the UK fell markedly as companies delayed making decisions. Investor
sentiment improved following the Conservative election win in December 2019 but transactional
markets remained thin in places. The outbreak of coronavirus in 2020 is expected to result in a
major global recession, which LSH anticipates will have substantial adverse impacts on UK
property markets. Whilst the duration of the recession will, to a large extent, depend on the
evolution of the pandemic, LSH advises that some contraction in the Tees Valley office market is
considered inevitable.

5.15

Within Tees Valley, Stockton is currently the most important office location by size, but also by
quality. With Teesdale Business Park built out, the focus of development activity in Stockton
subsequently shifted to Northshore, a mixed-use development incorporating housing, offices,
retail and leisure. In 2015, two new office buildings were completed at Northshore, a bespoke
HQ for Thirteen Group and Fusion Hive, serviced office accommodation for technology
businesses. Further offices are proposed, however, LSH understands that these cannot be viably
developed on a speculative basis. Office rents are still some way short of their 2008 levels and
with construction costs having risen, speculative office development is unlikely to be viable for
the foreseeable future. Take-up of office development sites will therefore be restricted to pre-let
or subsidised schemes.

5.16

Middlesbrough Council has ambitions to re-establish the town centre as Teesside’s prime office
location and has been taking an active role in new development. The Council is building on the
success of the initial phases of Boho which has provided office space for start-ups and small
businesses, particularly in the digital and creative sectors, in a series of new and converted
buildings to the north of the railway. Then to address the relatively poor quality of office stock
in the town centre the Council has partnered with Ashall Property to develop Centre Square a
series of larger floorplate office blocks beside the Courts and Civic Centre, where the Council has
taken headleases of the first two blocks.
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The Stock of Industrial Premises (inc. light industrial and
distribution/warehousing) in the Tees Valley
5.17

Table 5.2 compares the stock of industrial properties and floorspace in the five Tees Valley local
authority areas as at 31st March 2019.
Table 5.2 Industrial Units and Floorspace by Local Authority

Local Authority Area
Darlington
Hartlepool
Middlesbrough
Redcar & Cleveland
Stockton-on-Tees
Tees Valley

Industrial Units
1,090
800
1,030
1,170
1,360
5,450

Industrial Floorspace (sq.m)
800,000
560,000
603,000
661,000
1,392,000
4,016,000

Source: NDR Business Floorspace and NDR Stock of Properties Tables (2019) Valuation Office Agency
5.18

Middlesbrough has 19% of the Tees Valley’s industrial units, and 15% of its industrial floorspace,
evidence that the average unit size is relatively small – 585 sq m, compared to 1,024 sq m in
Stockton, for instance. Figure 5.3 compares the amount of industrial floorspace in the five local
authority areas between 2000 and 2019. Over this period the amount of floorspace grew in
Stockton and Redcar & Cleveland, but fell in the other three local authority areas including
Middlesbrough, where it contracted by 7.1%. Despite the geographical constraints of a largely
urbanised Borough, the longer term reduction in office and industrial floorspace has provided
Middlesbrough with a pipeline of redevelopment opportunities. Such brownfield sites22 may
have established service connections, although other abnormal costs such as remediation may
impact on development viability.

The most notable brownfield site in Middlesbrough is Middlehaven. Column J of the site assessment matrix (Appendix 2)
categorises each site as greenfield or brownfield.
22
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Figure 5.3 Industrial Floorspace by Local Authority (timeseries)

Source: NDR Business Floorpace Tables (2019) Valuation Office Agency
5.19

The location of industrial premises is to a large extent determined by access to markets. In the
19th Century industrial development was focussed on riversides and railways and the industrial
areas of Middlesbrough largely form a broad swathe on the south bank of the River Tees. The
importance of railways for freight transport has declined, but there remain substantial industrial
areas alongside the Tees that have access to rail. For some sectors access to the river is still
important but for the majority it is accessibility to motorways and dual carriageways that is
more critical.

5.20

Some of Middlesbrough’s old industrial areas have been sustained through good access to the
strategic road network. Inner area industrial locations with poor road connections, however,
have generally experienced decline. For Middlesbrough the key strategic highway is the A19
dual-carriageway, which links Teesside to Wearside and Tyneside and passes through the
western part of the Borough. The A66 which runs along the northern edge of the town centre
provides access from the A19 to the industrial areas alongside the river, the town centre and the
Middlehaven mixed use area. The A66 serves the majority of Middlesbrough’s employment
areas. By contrast the A174 dual carriageway, which passes through the southern suburbs of
Middlesbrough and connects the coast to the A19, serves mainly residential suburbs within the
Borough, as well as industrial areas to the east in neighbouring Redcar & Cleveland (e.g. Wilton
International and Kirkleatham Business Park).

5.21

Downstream of the A19, the banks of the Tees are dominated by the process industry. Tees
Valley is home to the largest integrated chemical complex in the UK, and the second largest in
Western Europe in terms of manufacturing capacity. Interspersed with the chemical works are
steel works, power stations, waste recycling facilities and the port. Teesport, the UK’s third
largest port, handles around 450,000 TEU of container traffic each year and exports more than
any other UK port. This cluster of specialist uses crosses local authority boundaries, extending
into Stockton, Hartlepool and Redcar & Cleveland; and though historically these specialist
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employment areas also extended into Middlesbrough, this is no longer the case, with the
borough’s industrial estates now home to a mix of general employment uses.
5.22

Throughout the region those employment locations that are relatively distant from strategic
highway junctions, command lower rents and development activity has been more reliant on
public sector gap funding or other interventions. Against a backdrop of anticipated decline in
some manufacturing sub-sectors, LSH advise that weaker inner urban industrial areas are likely
to continue to come under pressure from proposals for redevelopment for alternative uses.
However, where manufacturing sectors have growth potential, areas which meet their locational
requirements, will need to be protected.

The Office Market
Methodology
5.23

The Valuation Office Agency (VOA) collates data on commercial property for business rates
purposes. The current Rating List therefore provides a comprehensive and up-to-date list of all
commercial premises for rating purposes. LSH has access to Analyse software which allows the
VOA data to be disaggregated in order to consider the quantity and size of industrial and office
premises within the local authority area. This data is updated monthly.

5.24

For rating purposes there is some flexibility as to what constitutes a hereditament. For instance,
the owner of a managed workspace complex comprising many small units may for rating
purposes elect for it to be considered as a single hereditament. Similarly, self-storage facilities
may be assessed as single or multiple hereditaments. For the purposes of this ELR LSH has
assessed managed workspace as multiple units of occupation but self-storage facilities as single
hereditaments.

5.25

It should be noted that it is possible to remove vacant properties from the Rating List and thus
some office blocks are not included within the VOA data. This has been particularly prevalent in
Middlesbrough town centre where several high rise office blocks have stood vacant for years, but
are not included in the Rating List. Examples include Church House (15 storeys), Gurney House
(9 storeys) and Centre North East (19 storeys). Whilst conversions to alternative uses have been
proposed for these and other former office buildings they have yet to come to pass. This large
amount of redundant office floorspace has been excluded from LSH’s analysis.

5.26

It is also possible to delay the entry onto the Rating List of new build accommodation, to rectify
this LSH has included within this analysis the first two blocks of Centre Square, which at the
time of our inspection were, to all intents and purposes, complete but vacant. These have been
included as two units, though we understand that they are capable of subdivision and are likely
to be let as a series of smaller suites.

5.27

Melrose House, on the corner of Grange Road and Melrose Street has also been excluded from
LSH’s analysis and reclassified as an employment site. This reflects site visits conducted by LSH
which indicated that the building was in the process of being demolished.

Stock
5.28

There are 883 office hereditaments in Middlesbrough totalling 160,943 sq m (1.73 million sq ft)
of floorspace. The distribution of office units across the local authority area is shown in Table
5.3. The redundant floorspace excluded from this analysis (discussed above) is all located
within the TS1 postcode district.
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Table 5.3 Distribution of Office Provision in Middlesbrough

Postcode
District
TS1
TS2
TS3
TS4
TS5
TS7
TS8
Total

Neighbourhood

Hereditaments
No.
%
387
43.8%
283
32.0%
108
12.2%
22
2.5%
57
6.5%
7
0.8%
19
2.2%
883
100.0%

Middlesbrough Town Centre
Riverside Park & Middlehaven
East Middlesbrough
Easterside & Beechwood
Acklam
Marton
Hemlington & Coulby Newham

Floorspace
Sq.m
%
100,661
62.5%
28,246
17.6%
18,191
11.3%
3,833
2.4%
4,982
3.1%
622
0.4%
4,408
2.7%
160,943
100.0%

Source: VOA / LSH analysis
5.29

The town centre is the dominant office location within Middlesbrough, with the TS1 postcode
area accounting for 63% of floorspace and 44% of office units. Taken together, the TS2 & TS3
postcode areas to the north and east of the town centre provide a further 29% of floorspace and
44% of units.
Table 5.4 Distribution of Office Provision by Size and Location

Total

Total

> 5,000

TS5
TS7
TS8

2,000 – 5,000

TS4

1,000 – 2,000

TS3

500 – 1,000

TS2

250 - 500

Middlesbrough
Town Centre
Riverside Park &
Middlehaven
East
Middlesbrough
Easterside &
Beechwood
Acklam
Marton
Hemlington &
Coulby Newham

100 - 250

TS1

Size (sq.m)
50 - 100

Neighbourhood

< 50

Postcode
District

135

95

83

38

22

6

4

4

387

152

54

55

14

5

3

0

0

283

56

20

18

5

6

2

1

0

108

7

1

12

1

0

1

0

0

22

32
1

12
5

8
1

3
0

2
0

0
0

0
0

0
0

57
7

8

1

6

2

1

1

0

0

19

391

188

183

63

36

13

5

4

883

Source: VOA / LSH analysis
5.30
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Smaller office units are an important component of supply. 86% of premises are less than 250
sq m (2,691 sq ft) and 44% are less than 50 sq m (538 sq ft). Middlesbrough has a high number
of serviced office buildings managed by a range of organisations; some are purpose built
facilities, but others are conversions of older large buildings such as Acklam Hall, Royal
Middlehaven House and Boho 6. For comparison, the study team’s work on the Stockton-on–
Tees Employment Land Review in 2016 identified lower proportions of smaller office units (78%
and 41% respectively). Unsurprisingly Middlesbrough has a smaller proportion of larger offices
than neighbouring Stockton. Middlesbrough has 22 offices (2.5% of premises) of over 1,000 sq
m (10,764 sq ft), whereas Stockton has 52 (4.4% of premises).
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5.31

Middlesbrough Council’s ambition of being the prime office location on Teesside therefore
needs to be a long term strategy. The borough not only has fewer office units and less floorspace
than Stockton, but also a smaller proportion of larger office occupiers. The provision of new,
high specification accommodation at Centre Square, together with improved national rail links
and the broader retail and leisure offer are starting to correct this imbalance. However the
Council will have to continue as a partner in new development over the long term as the gap
between end values and construction costs, is expected to undermine the speculative
development of new offices for the foreseeable future.

Availability
5.32

Data on currently available office premises has been sourced, by LSH, from comprehensive
searches of agents’ websites. The principal national commercial property websites such as EGi
and Co-Star have poor coverage of the Teesside market which is dominated by local agents such
as Dodds Brown and Connect Property. Using this approach, LSH would expect most available
premises to be identified, but there may be some unrecorded available units particularly within
multi-let buildings where owners have not responded to LSH’s requests for information.

5.33

LSH has identified 151 office premises on the market equating to 33,865 sq m (364,500 sq ft).
The overall vacancy rate equates to 17% of units, 18% of floorspace. This is a conservative
estimate given the gaps in information and the large amount of redundant office floorspace that
has been excluded from this analysis because it no longer features in the Rating List. In a
healthy property market a vacancy rate of 5% to 10% would allow market churn and the
changing floorspace requirements of businesses to be accommodated, whilst avoiding high
volumes of floorspace on the market for prolonged periods. The vacancy rates amongst offices
in Middlesbrough suggest that there is no shortage of supply and limited demand for the
product on offer.

5.34

Agents active in the town’s office market attribute the weak demand to the dated specification of
most of Middlesbrough’s office stock. Prior to Boho and Centre Square there had been no new
Grade A space built since the 1980s. The level of demand for these two new schemes
demonstrates occupier interest and that businesses are prepared to pay more for higher
specification accommodation. The agents for Centre Square are keeping details of lettings
confidential. At the date of LSH’s inspection, there was no evidence of occupation, but in
October 2020 four lettings (totalling 70,000sq.ft) were announced. First Source and Causeway
have taken space at One Centre Square, GB Bank and XPS Pensions have takeb space at Two
Centre Square. Space remains available in both buildings. The asking rent is £18 per sq ft;
achieved rents have not been divulged. We understand that rent free periods have been agreed
on leases of five, ten and fifteen years but again details are confidential.

5.35

In Table 5.5 vacancy rates are assessed by size band. LSH would expect some under-reporting
of availability, particularly within the smaller size bands, as some enquiries of serviced office
operators have gone unanswered. The lower vacancy rates within these size bands therefore do
not necessarily indicate a more balanced market. The analysis identifies vacancy rates in excess
of 20% in all size bands above 250 sq m (2,690 sq ft). LSH has advised that this is indicative of
oversupply and with large floorplates of redundant offices excluded from the analysis, the extent
of oversupply will exert downward pressure on rents and values further undermining the
viability of new office development.
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Table 5.5 Office Vacancy Rates by Size Band

50 - 100

100 - 250

250 - 500

500 – 1,000

1,000 – 2,000

2,000 – 5,000

> 5,000

Total

Available
Stock
Vacancy Rate

< 50

Size (sq.m)

66
391

21
188

35
183

15
63

8
36

4
13

1
5

1
4

151
883

16.9%

11.2%

19.1%

23.8%

22.2%

30.8%

20.0%

25.0%

17.1%

Source: VOA / LSH analysis
5.36

With relatively high vacancy rates across all size bands, there are no obvious quantitative gaps in
supply and with market conditions expected to worsen there is limited market demand to
underpin new office development.

5.37

Although large amounts of redundant floorspace are excluded from this analysis, there is a
broad range of premises available, from older stock of poor specification to brand new buildings
of Grade A specification that are waiting for their first occupier. In this analysis the two recently
completed buildings at Centre Square are the two largest available offices; as noted earlier, the
agents advise that they are being subdivided into smaller suites to meet requirements and that
although not yet occupied, terms have been agreed for lettings of the majority of the space.

5.38

Geographically, vacancy rates are highest in those areas with large stocks of offices. The town
centre has, based upon LSH’s conservative estimate, a vacancy rate of 22%; and in the TS2
postcode district that encompasses Riverside Park and Middlehaven the vacancy rate is 17%.
Table 5.6 Office Vacancy Rates by Location

Postcode
District
TS1
TS2
TS3
TS4
TS5
TS7
TS8
Total

Neighbourhood
Middlesbrough Town Centre
Riverside Park & Middlehaven
East Middlesbrough
Marton
Acklam
Marton
Hemlington & Coulby Newham

Total

Hereditaments
Vacant

Vacancy Rate

387
283

84
48

21.7%
17.0%

108
22

12
2

11.1%
9.1%

57
7

5
0

8.8%
0.0%

19

0
151

17.1%

883

0.0%

Source: VOA / LSH analysis
5.39

The relatively high vacancy rates can be attributed to low demand, which in part will be due to
the age and specification of much of the office stock. Since the 1980s there has been little new
office provision in Middlesbrough, partly because regeneration activity was focussed on other
areas of Teesside, but also because low values undermine the viability of speculative private
sector office development, with the effect that new office provision has had to be supported by
the public sector. The funding for the regeneration of the Middlehaven area has enabled the
development of Hudson Quay (2005) and Boho One (2008), but ERDF eligibility criteria have
prevented some businesses from taking space.

5.40

There was anecdotal evidence that businesses, unable to find suitable Grade A stock in
Middlesbrough, were having to look elsewhere to satisfy their premises requirements. On
Teesside other areas have an established critical mass of office floorspace and compete for these
requirements. As a result of these “near misses”, Middlesbrough Council commissioned KPMG
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to provide a market analysis of the Grade A office stock. Reporting in 2016, KPMG encouraged
Council intervention to support the development of Grade A space, noting that “the level of local
authority intervention required is dependent upon the weaknesses in the local market and
based on our initial findings, we expect that Middlesbrough will require a high level of
intervention in order to facilitate the development’s feasibility, at least at the outset.”23
5.41

Subsequently, the Council has facilitated and financially supported the initial phases of Centre
Square. Centre Square proposes five office buildings in the north eastern part of the town
centre. Buildings 1 and 2 were completed in 2019, with Ashall Projects as developer, M&G
providing funding and the Council taking a head lease. Building 1 provides a net internal area of
around 60,000 sq ft and Building 2 provides around 34,000 sq ft. Council officers and the
agents advise that the development has been successful in attracting new inward investment to
the Tees Valley, as businesses with a small Middlesbrough presence plan to increase their
workforce. Centre Square has also been successful in securing businesses from high value
sectors such as financial and professional services.

5.42

Although the early success of Centre Square, vindicates the Council’s involvement, agents for the
scheme advise that two interested parties were put off by the limited amount of parking both
within the scheme and within this part of the town centre. Their view was that a new multi
storey car park is required to serve this growing office quarter. The agents also expressed
concern that the Council might not support future phases of the scheme.

5.43

The Council is now promoting the development of Boho X, as part of the Middlehaven
regeneration. The original planning application, submitted in February 2020, proposed a 19storey office tower. A revised application, submitted in December 2020 and granted consent in
March 2021, is for a 7-storey building incorporating 57,400sq.ft (GIA) of offices, a lecture
theatre, café, swimming pool, gym and bar/event space. The Tees Valley Combined Authority
has committed £26.5 million of funding to the project.

5.44

Centre Square and Boho X will provide Grade A office accommodation in a wide range of unit
sizes, that should meet requirements for the foreseeable future. The asking rents of around £18
per sq ft are below rental levels of new office space in Leeds and Newcastle, and well below the
level (circa £24 per sq ft) at which private sector speculative development can occur. It seems
very likely that over the period of the Local Plan speculative office development will require
substantial public sector financial support.

The Industrial Market (inc. light industrial and
distribution/warehousing) in Middlesbrough
Methodology
5.45

VOA data distinguishes between various types of industrial premises. Our analysis includes
these descriptions and use codes for reference but to a large extent the market does not make
such distinctions. Buildings will accommodate a range of uses, and what was originally
designed for one use may be subsequently used for another. Even broad groupings such as
factories and warehouses are largely indistinguishable, except for a minority of purpose-built
warehouses with loading bays, which are too few to allow meaningful analysis.

Stock
5.46

From VOA data complemented by LSH research, it is estimated that there are some 1058
industrial premises in Middlesbrough. The table below categorises these by type. Of these
23

Page 5, Middlesbrough Grade A Office – Market Analysis Report, KPMG, February 2016
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around 40 premises are plots of land used for storage. Excluding these, there are 1018 buildings
comprising around 622,369 sq m (6.7 million sq ft). These buildings are predominantly situated
on industrial estates and within other established industrial areas, though vehicle repair
workshops and stores are found in other locations within the urban area.
Table 5.7 Stock of Industrial Units in Middlesbrough

Description
Vehicle Repair Workshop
Warehouse and Premises
Land used for Storage and Premises
Storage Depot and Premises
Store & Premises
Factory and Premises
Works and Premises
Workshop and Premises
Business Unit and Premises
Other Industrial
Total

PSD Code
CG1
CW
CW1
CW2
CW3
IF
IF2
IF3
IF4
IX

No. of Units
22
133
34
2
59
63
2
688
45
10
1,058

Source: VOA data using Analyse software
5.47

The descriptions and categorisation used by the VOA suggest that around 22% of industrial
premises are used for some form of storage. These include lock-ups, depots, warehouses and
purpose-built logistics premises. Some 73% of premises are described as factories, workshops or
works. This is a relatively large proportion and underlines the importance of manufacturing to
the Borough.

5.48

In the table below (Table 5.8) we use postcode areas to assess the distribution of industrial units
across the Borough. The area to the north of the town centre (TS2), which includes Riverside
Park and Middlehaven is the dominant industrial location with 47% of the Borough’s units and
53% of floorspace. Three postcode areas TS1, TS2 and TS3 that form a broad swathe of land on
the south side of the river together accommodate over 90% of the Borough’s industrial
floorspace. By contrast the postcode districts to the south of the town centre are predominantly
residential areas with limited industrial floorspace and a smaller proportion of large industrial
premises.
Table 5.8 Distribution of Industrial Units in Middlesbrough

Postcode
district

Neighbourhood

Hereditaments

Floorspace

No.

%

Sq m

%

TS1

Middlesbrough Town Centre

193

18.96%

89,830

14.43%

TS2

Riverside Park & Middlehaven

475

46.66%

331,854

53.32%

TS3

East Middlesbrough

168

16.50%

145,070

23.31%

TS4

Easterside & Beechwood

84

8.25%

33,265

5.34%

TS5

Acklam

80

7.86%

17,707

2.85%

1

0.10%

164

0.03%

TS6
TS7

Marton

12

1.18%

1,394

0.22%

TS8

Hemlington & Coulby Newham

5

0.49%

3,085

0.50%

Total

1,018

100.00%

622,368

100.00%

Source: VOA / LSH analysis
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5.49

The table below (Table 5.9) categorises industrial premises by unit size. For this analysis we
have excluded land used for storage to ensure that the analysis is not distorted by the inclusion
of large areas of land.
Table 5.9 Size of Industrial Units in Middlesbrough

< 50

50 - 100

100 - 250

250 - 500

500 - 1000

1000 - 2000

2000 - 5000

> 5000

Size Bands (sq m)

Vehicle Repair
Workshop
Warehouse &
Premises
Storage Depot

0

1

7

11

3

0

0

0

22

0

4

27

27

29

23

14

9

133

0

1

0

0

0

0

0

1

2

Store & Premises

30

18

9

2

0

0

0

0

59

Factory & Premises 0

0

1

5

6

31

13

7

63

Works & Premises

0

0

0

0

0

1

1

0

2

Workshop &
Premises
Business Unit &
Premises
Other Industrial

47

140

263

131

72

23

8

4

688

12

11

18

4

0

0

0

0

45

0

0

0

0

2

1

0

1

4

TOTAL

89

175

325

180

112

79

36

22

1,018

Description

Total

Source: VOA / LSH analysis
5.50

Smaller units are an important component of supply; some 26% of units are of less than 100 sq
m and another 32% are between 100 and 250 sq m. Only 13% of units are greater than 1,000 sq
m. Of these larger units one third are warehouses; the other two thirds workshops or factories,
emphasising the importance of manufacturing to the local economy.

Availability
5.51

Data on currently available office premises has been sourced by LSH, from comprehensive
searches of agents’ websites. The principal national commercial property websites such as EGi
and Co-Star have poor coverage of the Teesside market which is dominated by local agents such
as Dodds Brown and Connect Property. Using this approach, LSH would expect most available
premises to be identified, but there may be some under-reporting, particularly amongst smaller
units which are being marketed by owners etc.

5.52

LSH has identified 85 industrial premises on the market equating to 58,113 sq m (circa 625,000
sq ft). The overall vacancy rate equates to around 8.3% of units, 9.3% of floorspace. In a
healthy property market a vacancy rate of 5% to 10% allows market churn and the changing
floorspace requirements of businesses to be accommodated, but avoids high volumes of
floorspace on the market for prolonged periods. The current vacancy rate in Middlesbrough
suggests that the market is healthy with neither shortage nor surplus. However, it should be
noted that the vacancy rate has to some extent been boosted by two recent speculative
developments of 17 new units at TeesAMP and 12 new units at Whitestone Business Park.
Although all these new units were vacant at the date of our inspection, we are advised by the
agent for TeesAMP that there has been strong interest. Of some 264,000 sq ft in phase one we
understand that 40,000 sq ft has been let, heads of terms are agreed on a further 45,000 sq ft
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and there is interest in most of the remaining units. Demand has typically been from local
businesses looking to expand and take on more staff.
5.53

In the table below (Table 5.10) vacancy rates are assessed by size band. Amongst units of less
than 100 sq m the supply is tightest; but it is amongst these smaller size bands that
underreporting of available units tends to be more prevalent. Amongst units of 1,000-5,000 sq
m there is modest over-supply.
Table 5.10 Industrial vacancy rates by size band

< 50

50 - 100 100 250

Size Bands (sq m)
250 500 1000 500
1000
2000

Available

1

7

36

13

4

16

8

0

85

Stock

89

175

325

180

112

79

36

11

1018

Vacancy Rate

1.10%

4.00%

11.10% 7.20%

3.60%

20.30% 22.20% 0.00%

2000 5000

> 5000

Total

8.30%

Source: VOA / LSH analysis
5.54

Prior to the new speculative development at TeesAMP and Whitestone Business Park the
vacancy rate in Middlesbrough would have been around 5%. And whilst this on its own does not
signify a constrained market, in the 500-1,000 sq m size band the supply was tight. New
speculative development has eased this shortage but the majority of new units have been in the
100-250 sq m and 1,000-2,000 sq m size bands, whereas the vacancy rates suggests that the
supply of units of 500-1,000 sq m remains quite tight.

5.55

The viability of industrial development is determined by the rental and capital values that can be
achieved. Compared to the office market, the industrial property market is less subject to major
booms and busts, and rents have generally been more stable. But industrial development in
the North East continues to be hampered by the narrow differential between construction costs
and end values; this has historically made new development at best marginal, and more often
reliant on gap funding or other financial incentives. Developers remain reluctant to build larger
units speculatively and most new development is either bespoke or prelet.

5.56

Currently the differential between construction costs and end values is insufficient to allow
viable speculative development. At TeesAMP, where rents of £5.50 per sq ft are being quoted
for the larger units and £7.00 per sq ft for smaller ones, the scale of the viability gap is
demonstrated by the requirement for public sector funding support - £12.5m from
Middlesbrough Council, £7.65m from Tees Valley Combined Authority and £2.3m from the SSI
Taskforce.

5.57

Speculative development occurs where there is less risk and fewer constraints. For industrial
premises this tends to be in locations with established critical mass, on the edge of conurbations
where there is good access to the strategic highway network; here demand is strongest, there is a
concentration of occupiers and higher rents are achievable. But within the North East economic
and financial conditions are rarely buoyant enough for developers to build speculatively,
offering instead to design and build to specific requirements. An example is Canmoor’s Dynamo
Park beside the A19 in Stockton, which despite its prominent location has been marketed since
the end of 2017. No occupiers have yet been secured for the units where rents from £6.00 to
£6.50 per sq ft are being quoted.

5.58

In summary, although TeesAMP and other industrial development has recently brought a stock
of new units to the market, the supply remains relatively tight within some size bands.
Assuming that stable conditions return to the industrial property market after the COVID-19
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lockdown, there will be a requirement for further industrial development to meet gaps in supply.
Such development will need a supply of suitable sites as well as public sector funding support.
The market for industrial property works across local authority boundaries and with substantial
capacity within other Teesside local authority areas, particularly Redcar & Cleveland, where
substantial funding is committed to bring forward the STDC area, Middlesbrough Council could
decide that subsidising further industrial development within the Borough is a low priority and
thereby reduce the amount of employment land required for the plan period.
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6.0

6.1

Supply of Employment Land in
Middlesbrough
This section summarises the current availability and past take-up of employment land in
Middlesbrough, to provide a context for the assessments of demand and supply and individual
recommendations on sites, where appropriate. The analysis of past take-up rates and implied
supply presented in the following paragraphs provides a measure of the balance of demand and
supply. The take-up rates should not, however, be interpreted as a comprehensive assessment
of future requirements. Further consideration is given to the level of demand, drawing upon a
range of forecasting approaches and qualitative analyses, in Section 8.0.

Context
6.2

The market for employment land within North East England has been regularly considered by
Employment Land Reviews and at planning inquiries. It is well established that the market
functions across local authority boundaries, and given the mobility of employees, the need to
assess the economic development provision within a wider sub-region is essential. This is
recognised by Planning Practice Guidance which notes that employment land markets overlap
local authority areas.

6.3

This is of particular relevance to Middlesbrough, an integral part of the Teesside conurbation
which has strong links to the neighbouring authorities of Stockton-on-Tees, Redcar & Cleveland
and Hartlepool. These links allow shortfalls or surpluses of employment land allocations in one
local authority area to be offset, to some extent, by neighbouring authorities. In particular, the
industrial area to the east of the town centre extends into Redcar & Cleveland where the South
Tees Development Corporation has ambitious plans for the regeneration of 1,800 hectares
(4,500 acres) of former steel industry land as a world-class manufacturing park. This interrelationship is less pronounced in the office market where business parks and town centres
provide distinct offers. Whilst some occupiers will consider, say Teesdale and Middlesbrough
town centre, others will have a clear preference.

6.4

An accepted methodology for the quantitative analysis of employment land is to divide the
amount of land currently available for economic development by past take-up rates to arrive at a
number of years’ supply. In determining appropriate levels of allocation planning inspectors
have typically sought to ensure supply is adequate for the plan period. But more recently,
recognising that recycled employment sites can play an important role in replenishing supply
some local authorities are adopting a ‘monitor and manage’ approach by ensuring a five year
supply of readily available sites and a further five year reservoir of sites that can be made readily
available to replenish this supply.

6.5

NPPF requires Local Plans to “be drawn up over an appropriate time scale, preferably a 15
year time horizon.”24 Middlesbrough’s Local Plan is to cover an 18 year period, April 2019 to
March 2037. LSH’s assessment of the availability and take-up of employment land records the
position at the time of site inspections (conducted by LSH in April 2020) and considers the
appropriate level of allocation for the 17 years to the end of the Plan period.

6.6

Past take-up of employment land is affected by prevailing economic conditions and policy
initiatives. Planning, regeneration, fiscal and financial policies can all impact upon the scale and
location of take-up, whether intentionally or unintentionally. By considering past take-up over

24

Paragraph 157, National Planning Policy Framework, Communities and Local Government, March 2012

Pg 48

Employment Land Review : Final Report

both short and long periods the effects of economic cycles and policy changes can be evened out
and the stock adjusted, whilst shorter term trends can be identified.
6.7

Various factors make any quantitative analysis an inexact science. On the supply side of the
equation the total amount of land available at any given point in time is indeterminate. The
exact amount available depends upon:






The size of private reserves (i.e. industrial land held with existing buildings for expansion).
These are normally excluded from the analysis as they are not generally available for
development. Where a large proportion of businesses hold expansion land this can
undermine demand for available land; but from LSH’s assessment of Middlesbrough’s
employment sites there appear to be few areas of land reserved for expansion.
The number of windfall sites arising which are not presently allocated for employment uses
but which may become available for such uses.
The number of further sites becoming available through the recycling of land currently in
employment use. Through the site inspection process, LSH noted demolition activity that is
resulting in sites becoming available, such as Melrose House and the Cannon Street
gasholders.

6.8

On the demand side it is assumed that all existing industrial allocations will remain in such use
when in reality some of the land may be taken up for other uses. The extent to which the
Council should plan for the replacement of future losses of employment land is considered in
greater detail in Section 8.0.

6.9

The conservative estimate of the total supply of land on the one hand, and the under-estimate of
total consumption on the other will, to some degree, cancel each other out.

6.10

NPPF requires local planning authorities to “have a clear understanding of business needs
within the economic markets operating in and across their area.” Where there are distinct
property market areas PPG proposes analysis by market segment and by sub-area. Within the
wider Teesside conurbation there are sectors with specific needs and site requirements and
employment areas where land is reserved for a specific purpose or industry sector, for example
the chemical industry, iron and steel, marine and offshore and port sectors. These restricted
employment uses form an extended cluster around the lower reaches of the River Tees; and
though there are sub-areas devoted to particular uses there is also a degree of inter-relationship,
with the chemical and steel sectors dependent on riverside facilities for import and export, and
pipes and tunnels linking different employment areas.

6.11

Where ‘restricted sites’ are not available for general employment purposes it is important to
distinguish them from the market for general employment land. In preparing the
Middlesbrough Employment Land Review LSH has considered whether some industrial areas
should be restricted to specific industrial uses. Historically parts of the industrial area to the
north of the town centre were dominated by specific sectors, but now Riverside Park has a wide
range of businesses and Middlehaven is being regenerated for mixed use. The Council could
consider reserving river fronted sites downstream of the football stadium for marine and
offshore uses, but at the time of LSH’s review there were no available employment sites in this
area and there had been no take-up since 2000. As a consequence, a separate analysis of the
demand and supply balance for such uses has not been possible.

6.12

Guided by the Council’s current land allocations and economic development objectives, this
review distinguishes between industrial areas, mixed use areas and town centre office sites.
Three sites identified by the Council for assessment are not currently in established employment
areas and have therefore been assessed by LSH as potential employment sites. Current
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allocations are identified on the on-line Proposals Map for Middlesbrough Housing Local Plan,
which was adopted in November 2014. The Proposals Map:




















identifies the boundary of the town centre which includes Cannon Park to the west and part
of the Middlehaven mixed-use area to the north;
splits Cannon Park, with principal uses of retail to the east and “retail warehousing and
employment uses” to the west;
identifies principal uses for the Middlehaven town centre growth area as the digital
economy, strategic leisure, offices and residential;
within the central section of the town centre, Centre Square East and the Gurney Street
Triangle are identified as development opportunities;
appropriate uses at Centre Square East are listed as hotel, residential , offices, leisure, retail
(defined in the document as A1 – A4) and cultural;
appropriate uses at Gurney Street Triangle are listed as residential, car parking, offices and
ground floor retail
within the Tees River Front area of Middlehaven appropriate uses are listed as residential
and employment;
within the Cargo Fleet area of Middlehaven the appropriate use is specified as retail
warehousing;
at Hemlington Grange it is envisaged that employment uses will be primarily be office and
light industrial (defined in the document as B1), though industrial and
distribution/warehousing (defined in the document as B2 and B8 respectively) are not
excluded
other employment areas are suitable for employment uses (defined in the document as B1,
B2 and B8).

6.13

In analysing employment sites, this review uses these allocations as a broad indicator as to
whether individual sites are in locations considered suitable either for industrial or office use.
The site assessment matrix distinguishes between general employment sites, which are more
suited to industrial development, and mixed use sites where office development is more likely.
Existing allocations are summarised in the Site Assessment Matrix (Appendix 2) in the column
headed ‘business use classes’.

6.14

A glossary of terms used by LSH in appraising the employment land supply and take-up in
Middlesbrough is attached at Appendix 4.

Sub-Region
6.15

As noted above, the employment land market is not constrained by arbitrary local authority
boundaries and Middlesbrough has strong links to the neighbouring authorities of Hartlepool,
Redcar & Cleveland and Stockton-on-Tees. The overall balance of the demand for, and supply
of, employment land in each is considered in the following paragraphs.

Hartlepool
6.16
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The Hartlepool Borough Council Employment Land Review – Final Report (HELR) was
prepared by BE Group and published in December 2014. The purpose of the HELR is to inform
the Local Plan which runs to 2031. The HELR determined that the supply of available
employment land at 31st March 2014 was 409.7 ha over 29 sites. Six sites totalling 151.8 ha were
proposed for deallocation, reducing the stock of available sites to 257.9 ha. When measured
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against past take-up, forecast demand was for between 19.58 ha and 65.78 ha. By this measure
Hartlepool has a land supply surplus of between 192 and 238 hectares. Economic forecasts
suggest that the Borough has an even larger oversupply of land.
6.17

The forecast demand is based on the HELR’s highest estimate of take-up: 2.99 hectares per
annum. LSH examined take-up of employment land in Hartlepool for a planning appeal in 2016
and identified that over 15 years (2001-2015) take-up of land for employment purposes
averaged 0.97 of a hectare per annum. It follows that the HELR would appear to overstate the
land requirement by a factor of three. The corollary of this is that the scale of the surplus is even
greater than the HELR has identified. Despite establishing a large surplus of available
employment land the HELR did not recommend further deallocations.

6.18

In addition to available employment sites, there are substantial areas of expansion land within
the Hartlepool’s Southern Business Zone owned by businesses such as Tata, Conoco Phillips and
Huntsman. This expansion land totals around 170 hectares.

Redcar & Cleveland
6.19

The Redcar & Cleveland Employment Land Review Update (RCELR) was prepared by NLP (now
Lichfields) and published in July 2016. The RCELR found that the Borough had a supply of
some 99 hectares of general employment land compared to forecast demand of 7.4 – 11.2
hectares. Four sites totalling 44 hectares were recommended for deallocation, but it was
acknowledged that this would still leave a supply of available land of around 55 hectares “which
clearly exceeds projected future need.” The RCELR therefore considered reallocating some of
the employment land at Kirkleatham Business Park.

6.20

The RCELR noted a forecast requirement for a further 125-163 ha of land associated with the
key sectors of port, steel and chemicals over the Plan period. This compared to a supply of 377
ha of specialist use employment land, which rose to 429 ha if land within Wilton International
but allocated for general industrial use was included. The RCELR suggested that all remaining
land at Teesport, Tees Offshore Base and Wilton International should be protected for specialist
use, but recognised that within the Steel Corridor the existing availability of 143 ha would
increase with the closure of SSI, and questioned “whether scope exists to identify more
productive uses for some of the land within the Steel Corridor.” The closure of the SSI
steelworks in October 2015, with the loss of over 2,200 jobs, resulted in a further 550 ha of land
becoming available (albeit with substantial remediation required on much of the site prior to its
redevelopment).

Stockton-on-Tees
6.21

The Stockton-on-Tees Employment Land Review Update (STELR) was prepared by Lichfields
and LSH and published in October 2016. The STELR found that Stockton had a substantial
surplus of employment land. Against past take-up the 259 hectares of available general
employment land equated to 36 years supply and the 170 hectares of specialist employment land
equated to 16 years supply. From an assessment of the quality of the sites, the STELR identified
13 sites totalling 71 hectares that could be deallocated or allocated for non-employment uses.
The STELR also recommended that the Council explore opportunities to further rationalise the
supply, identifying some general and specialist employment sites that should be considered.

Summary
6.22

In summary surplus employment land has been identified in the three other local authorities
within the Teesside conurbation. On this basis any shortfall of available employment land in
Middlesbrough could, potentially, be offset by existing supply in the neighbouring authorities.
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It follows that the Council does not need to allocate surplus employment land as there are no
shortages in the wider sub-region.

Middlesbrough
Availability
6.23

The starting point for LSH’s assessment of the current availability of employment land within
the local authority area has been digital mapping layers provided by the Council, which identify
the broad locations of employment areas and the locations of available sites within these areas.
Guided by this information LSH inspected all employment areas to verify current availability
and to identify where land has been taken-up for development. These site inspections were
carried out over two days in Spring 2020 and covered general employment areas, the town
centre and mixed-use areas. In Middlesbrough town centre only sites in those sub-areas where
office or industrial development is regarded as a suitable use were assessed. Within the
Middlehaven regeneration area LSH assessed all available sites within the areas identified by the
Council although some fall within sub areas where the Council has identified that uses other
than office and industrial development would be preferred. The site assessment matrix
therefore distinguishes between those mixed use sites where office development would be
acceptable and those mixed use sites where non-employment uses are preferred.

6.24

The Council identified some regeneration areas where premises are still in use; these include the
Gurney Street Triangle where the Gurney House office block has stood vacant for a decade or
more but surrounding office, residential and hotels blocks are occupied, and the rail marshalling
yards on which goods trucks are still standing. LSH assessed the latter in full, whilst – for the
former – only the Gurney House plot was assessed.

6.25

Sites of less than 0.25 hectares are typically disregarded from analysis of employment sites and
whilst this might be an appropriate threshold in industrial areas, in mixed use areas where office
development is more likely then smaller sites are an important component of stock. Analysis by
LSH identifies that 12 of the 57 sites (21%) taken–up for employment use since 2000 have been
less than 0.25 hectares in size. Development of such small sites can indicate that estates lack
capacity and occupiers are forced – through lack of choice – to exploit smaller opportunities.

6.26

Where sites are held for expansion by an occupier, they are excluded on the basis that they are
not available to the wider market for development; their inclusion may also result in double
counting of take-up. However where land is held by a developer for a further phase of
development this will meet general market demand and LSH thus included it within the supply
of employment land.

6.27

With the assistance of the Council, LSH identified a broad range of sites with potential for
economic development. These include:

6.28
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1

vacant sites currently allocated for employment use;

2

vacant sites formerly in employment use;

3

vacant land in areas identified by the Council for mixed-use development that could include
an employment component;

4

expansion land held by businesses; and

5

employment premises that are vacant and functionally obsolete.

LSH has inspected all the sites, identified boundaries and site areas and assessed each according
to a range of market and sustainability criteria. The Site Assessment Matrix applied by LSH is
attached at Appendix 2. A detailed guide to the assessment criteria is set out at Appendix 3.
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The matrix uses numbers from 1 to 5 to rank various qualities of the sites. It should be noted
that LSH’s overall recommendations are not based solely on this numbering; other factors have
also been taken into account. Nor does the numbering imply that the various criteria are of
equal weight.
6.29

In considering the supply of and demand for employment land within Middlesbrough LSH has
used a three-stage approach:






First the amount of land currently available for employment development (categories 1, 2, 3
& 5 above) has been considered and compared against past take-up rates to arrive at a
notional number of years supply within the Borough. This allows LSH to assess whether
current allocations and other available employment land is likely to be sufficient for the plan
period;
The second stage is to consider whether these sites are immediately available or require
preparation and thus their ability to meet demand in the short term;
Thirdly consideration is given to the impact of expansion land on the market for
employment sites.

Stage 1: The Number of Years Supply of Available Employment Land
Currently available employment sites
6.30

Within the Borough there are 50 available sites allocated for employment use, or for a mixed use
including employment. These have a combined total gross site area of 53.84ha. A further 3
three sites, with a combined gross site area of 21.82ha, have been identified by the Council as
potential employment sites. These are listed in the matrix at Appendix 2. To assess the net
developable area, adjustments have been made – by LSH – to some sites. A guide to the
adjustments appropriate in different circumstances is set out at Appendix 5. These 53 available
and potential employment sites provide an estimated net developable area of 69.34ha.

6.31

In Table 6.1 LSH has distinguished between sites currently allocated for general employment
use, sites allocated for offices or mixed use including offices and potential employment sites.
These first two categories, consisting of land currently allocated for employment use, comprise
around 94% of sites but 54% of the developable land assessed. The overall net developable area
of available general employment land totals just over 50 hectares.
Table 6.1 Available Employment Land in Middlesbrough

Type
Sites allocated for
employment use
Sites allocated for office
use
Potential employment
sites
Total

No. of Sites
30

Gross Area (ha)
37.55

Net Area (ha)
36.03

20

16.29

14.36

3

21.82

18.95

53

75.66

69.34

Source: LSH analysis
6.32

Available general employment sites range in size from 0.10 to 5.35 hectares providing a choice
of sites by size. Only four of the sites assessed are in excess of 4 hectares, and two of these are
potential sites rather than already allocated – the Tees Marshalling Yards and the land to the
rear of Teesside Leisure Park. LSH advise, however, that the limited range of larger sites is
unlikely to frustrate demand. Over the past twenty years the largest site taken-up in
Middlesbrough measured 4 hectares and only five plots of between 2 and 4 hectares were
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developed. Some of these included expansion land which has yet to be developed. Other large
sites were developed for multiple occupation, rather than to accommodate a single business.
Moreover, some available sites adjoin one another and could be combined to accommodate
larger requirements; and as noted elsewhere in this document, there is no shortage of land
elsewhere on Teesside with the STDC area capable of accommodating the largest requirements.
Take-up of Land for Employment Use
6.33

Middlesbrough Council measures development activity by recording the overall employment
floorspace developed each year in its Authority Monitoring Reports. A more useful measure of
development activity for comparison with the employment land supply is the take-up of land for
the development of employment premises measured by site area.

6.34

For the purpose of ELRs, take-up is defined by LSH as the development or first occupation of a
site. Take-up is considered to occur at the point at which construction of a building commences.
Take-up excludes (a) extensions of existing premises unless they occur on land beyond the
original boundary of the site and (b) changes of use. Depots used for storage or yards used for
fabrication, dismantling, or other processes are regarded as take-up when first occupied;
subsequent changes in occupation or use are excluded. Where buildings are demolished and a
site is redeveloped, this constitutes take-up. Where a site is built out in separate phases (rather
than a continuous rolling programme), take-up occurs at the start of each phase.

6.35

Take-up of employment land in Middlesbrough over the period 2000-2020 is recorded on a site
by site basis at Appendix 6. Some 47.79 hectares of land have been taken-up for employment
use over this period of approximately 20.5 years; an average take-up of 2.33 hectares per
annum. Sites have been identified through site inspections by LSH and by comparing Google
Earth imagery at different dates. Site areas have been measured on Google Earth using the most
recent imagery. Google Earth images are not updated annually, or indeed on any other regular
basis. So whilst the year of take-up can be assessed accurately in some cases, in other cases a
range of years is given. Notably, in the northern part of the Borough, where the majority of
employment take-up has occurred, Google Earth imagery was not updated between July 2008
and June 2017, a nine year period.

6.36

For analytical purposes, LSH has therefore considered take-up over three periods of irregular
length. The total and annual average take-up of land for employment uses are summarised in
Table 6.2.
Table 6.2 Analysis of past take-up rates in Middlesbrough

Period
2000-08
2008-17
2017-20
2000-20

Years
8.5 years
9 years
3 years
20.5 years

Take-up (ha)
22.84
15.94
9.01
47.79

Annual Take-up (ha)
2.69
1.77
3.00
2.33

Source: LSH analysis
6.37
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Up to 2008, the UK economy experienced an unusually prolonged period of economic growth.
Strong demand, rising rents and relatively low interest rates provided very good conditions for
the development of employment premises and take-up of land was high. In September 2008,
Lehman Brothers filed for bankruptcy signalling the start of the financial crash. The UK
economy went into a recession that lasted for eighteen months and was followed by several
years of fragile economic conditions. During this period there were very low levels of property
development activity. It was not until around 2014 that commercial property markets in the
North East tightened as occupier demand recovered. The industrial market, which unlike the
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office market had not seen high levels of speculative development during the boom years, led
this recovery. But this was not to be a prolonged period of growth. In the wake of the Brexit
Referendum in June 2016 transactions of both occupational and investment properties across
the UK fell markedly as companies delayed making decisions. Investor sentiment improved
following the Conservative election win in December 2019 but transactional markets remained
thin in places. The outbreak of coronavirus in 2020 is expected to result in a major global
recession, which is expected to have a substantial adverse impact on UK property markets. The
duration of the recession will to a large extent depend on the evolution of the pandemic, with
LSH advising that some contraction in the Tees Valley economy and property markets seems
inevitable.
6.38

Against this background, it is not surprising that take-up over the period 2008-2017 was lower
than the preceding period. Somewhat more surprising is that take-up over the last three years
has been so strong. This is to large extent a result of the Council’s proactive approach to
providing financial support for the development of employment premises, with TeesAMP and
Centre Square accounting for 5 hectares of the 9 hectares taken-up over the last three years.
Without this intervention, take-up would have averaged 1.33 ha per annum.

6.39

In Table 6.3 take-up is analysed by postcode sector. This indicates that take-up is heavily
weighted towards the TS2 postcode sector, encompassing Riverside Park and Middlehaven,
where 78% of take-up has occurred; some 69% of take-up has been at Riverside Park and AV
Dawson’s North Sea Supply Base.
Table 6.3 Distribution of take-up in Middlesbrough

Postcode Sector
TS1
TS2
TS3
TS4
TS5
TS8
Middlesbrough Total

Take-Up for
Employment (ha)
1.03
37.31
6.23
0.75
0.34
2.13
47.79

Proportion
2.2%
78.1%
13.0%
1.6%
0.7%
4.5%
100.0%

Source: LSH analysis
6.40

In Table 6.4 take-up is assessed against three broad uses: office, industrial and compounds.
Some 70% of take-up has involved the development of industrial premises. The remainder is
split fairly evenly between offices and compounds. Over this period there has also been modest
take-up of allocated employment land for other uses, largely car sales and cafes.
Table 6.4 Take-up in Middlesbrough by use

Use
Office
Industrial (inc. light industrial and
distribution/warehousing)
Compound
Middlesbrough Total

Take-Up for
Employment (ha)
6.68
33.65

Proportion

7.46
47.79

15.6%
100.0%

14.0%
70.4%

Source: LSH analysis
6.41

Take-up is assessed by size of site in Table 6.5. Unlike the assessment of available land, LSH has
not applied a minimum size threshold and sites range from 0.1 to 4.0 hectares. Nearly half
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(49%) of the sites taken-up have been less than half a hectare. Only five (9%) have been larger
than two hectares and each of these have been at Riverside Park / AV Dawson. Three of these
five largest instances of take-up have included expansion land that has yet to be developed out
(Middlesbrough Gazette, Baker Furniture and TWI Technology Centre).
Table 6.5 Take-up in Middlesbrough by site size

Size of Site (ha)
<0.5
0.5 – 1.0
1.0 – 2.0
>2.0
Total

No. of Sites
Taken-Up
28
13
11
5
57

Amount of Land
Taken-Up (ha)
7.71
9.01
16.35
14.72
47.79

Source: LSH analysis

Implied Supply
6.42

In Table 6.6 land currently available for employment development is measured against average
annual take-up since 2000. Over this period office development activity has largely been
confined to the town centre, Middlehaven and the new Police HQ at Hemlington Grange. As a
useful approximation take-up of land for industrial development or use as compounds is
assessed against available general employment land, whilst take-up of land for office
development is assessed against the supply of mixed-use land.
Table 6.6 Employment Land Supply and Demand in Middlesbrough

Use Type
Sites allocated for employment
use
Sites allocated for office use

Available Employment
Land (ha)
36.03

Average Take-Up
(2000-20) (ha p.a.)
2.01

Implied Supply

14.36

0.33

43 years

17 years

Source: LSH analysis
NB: excludes potential employment sites
6.43

Within the Borough allocated general employment land is sufficient for 17 years, in comparison
with an 18 year Plan period. Amongst allocated mixed use sites where offices would be suitable
there is substantial capacity to accommodate the anticipated office requirements with 43 years
supply for offices; in reality some of this supply could, and in some cases is intended to be,
developed for other suitable uses. With take-up of land for office development averaging just
0.33 hectares per annum, some 5.94 hectares would be sufficient for an 18 year Local Plan. But
the Council’s active support of new office development is expected to boost the take-up rates
during the plan period.

6.44

There is no justification for allowing office development on sites at Middlehaven that are
currently identified for retail warehouse or residential development. Nor in quantitative terms
is there a need to bring forward any of the three potential employment sites that have been
identified by the Council – having regard to past rates of take-up.

Stage 2: Immediately Available Employment Sites
6.45
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For sites to meet demand they must be capable of development. Some of the available
employment sites require substantial expenditure on site assembly, clearance, remediation or
infrastructure provision before development can take place. The time it takes to bring forward
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such sites is more dependent on the availability and prioritisation of funding than the time
taken to carry out the necessary physical works. Once site assembly has been completed, only
sites requiring major remediation or infrastructure provision would be expected to take more
than a year to bring forward.
6.46

Immediately available employment land is summarised in Table 6.7. There are 30 sites totalling
30.51 ha of immediately available employment land. Of these 21 totalling 22.14 ha are general
employment sites; this equates to eleven years supply when measured against past take-up
rates, indicating that Middlesbrough does not have an imminent shortage of immediately
available employment land. LSH recommends that the Council aims to maintain a five-year
reservoir of immediately available employment land through programmed investment in site
preparation and to ensure that these sites are in deliverable locations. Similarly, Middlesbrough
has no shortage of readily available office development sites.
Table 6.7 Immediately Available Employment Land in Middlesbrough

Use Type

No. of IA Sites
21

Area of IA Sites
(ha)
22.14

Average Take-Up Implied supply
(2000-20) (ha p.a.)
2.01
11 years

Sites allocated for
employment use
Sites allocated for
office use

9

8.37

0.33

25 years

Source: LSH analysis

Stage 3: The Impact of Expansion Land on the Market for Employment
Land
6.47

Expansion land is held by businesses for their own occupation at some point in the future. It is
normal practice to exclude expansion land from an analysis of available employment land on the
grounds that it is not available to the market. However where expansion sites represent a large
proportion of vacant sites on an estate and the expansion land is in a range of ownerships then
the market impact is worth greater consideration.

6.48

Businesses generally prioritise the use of land within their ownerships. Thus, expansion sites
will be developed before other available land is considered. It follows that where there is a large
amount of expansion land, demand for other land will be constrained. LSH research has
identified that there are relatively few businesses holding land for expansion within
Middlesbrough and the amounts held tend to be modest. Therefore, the impact on demand for
available employment land is expected to be modest.
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7.0

Growth Sectors

7.1

This section gives further consideration to those sectors of the economy that could be expected
to drive employment growth in Middlesbrough over the Plan period. Much of the analysis
presented draws upon the desk-based research and consultation exercises summarised in the
preceding sections.

7.2

There are always challenges in estimating future employment growth; as such it is important to
take into account different scenarios from different sources regarding the future growth
trajectory. This section therefore draws together multiple strands of evidence which provide a
steer as to Middlesbrough’s likely future growth sectors. The evidence comprises the following:


Policy aspirations at a local and sub-regional (Tees Valley) level;



Key messages from stakeholder engagement;





7.3

The existing structure (location quotient analysis) and recent growth performance of
employment; and
Future forecasts of employment growth.

The use of multiple strands of evidence helps to mitigate uncertainty and leads to greater
confidence in future projections. The analysis presented below focusses principally on those
sectors that could reasonably be expected to generate demand for employment space.

Policy Aspirations
7.4

Existing policy and strategy documents provide a useful starting point for understanding those
sectors that might be expected to drive future employment growth. Policy and strategy
priorities in Middlesbrough include ambitions to:






7.5

Increase the availability of commercial office space in the town centre to attract business
services;
Support the development of TeesAMP, to support the growth of advanced manufacturing;
and
Explore opportunities to deliver additional phases of Boho and develop the digital sector.

Prioritising the growth of these sectors at the local level aligns well with economic development
objectives at the sub-regional (Tees Valley) level. The Tees Valley Combined Authority’s SEP
identifies seven priority sectors. The sectors have been defined having regard to the current
composition of the Tees Valley economy (including existing employment specialisms) and the
potential for future growth and include:


Business and Professional Services;



Advanced Manufacturing; and



Digital and Creative.

Stakeholder Engagement
7.6
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Middlesbrough’s likely future growth trajectory, and the sectoral drivers of this have also been
explored as part of the stakeholder engagement process. Key intelligence gathered through
these discussions is summarised below:
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Digital and advanced manufacturing are considered by stakeholders to represent the key
sectoral strengths of Middlesbrough and future growth opportunities. The area was also
considered to have a growing professional and business services sector;
Council officers advised of a number of ‘near misses’ in relation to inward investment
opportunities in the digital and advanced manufacturing sectors in recent years, with
Middlesbrough unsuccessful due to the absence of suitable and available premises. This
has given the authority confidence that these are the correct sectors to target as future
drivers of growth and issues of availability are being addressed through investment in
TeesAMP, Boho X and Centre Square;
Advanced manufacturing: Middlesbrough’s proposition to current and future occupiers
in the sector is considered to be underpinned by:
a

Investment at TeesAMP, providing bespoke, high quality industrial units which benefit
from strong relationships with Teesside University and Middlesbrough College;

b

A strong industrial heritage;

c

The availability of specialist skills; and

d

The presence of world leading research facilities (such as TWI).

Digital: Middlesbrough’s proposition to current and future occupiers in the sector is
considered to be underpinned by:
a

Boho, which provides a physical cluster of activity in the digital sector, allied to a strong
‘brand’;

b

Teesside University’s excellent reputation in digital and related fields. The University’s
School of Computing is ranked in the top 10 globally for animation activity and the
campus has been designated as one of twelve University Enterprise Zones nationally,
with a focus on encouraging more digital start-ups; and

c

Strong collaboration between digital businesses and Teesside University on issues
related to research and skills development – as well as business engagement, start-ups
and incubation.

Professional and business services: Middlesbrough’s central location within Tees
Valley and good local transport links were considered to leave the area well positioned to
capture growth in professional and business services linked to the needs of Tees Valley’s
industrial sectors. Stakeholders also expected demand from professional and business
services to grow as a result of:
a

‘Spillover’ effects linked to major developments elsewhere in Tees Valley (such as
Teesworks) which could create demand for specialist legal, accountancy and project
management services in the area; and

b

Enhanced national connectivity (as a result of direct rail links from Middlesbrough to
London) which could help Middlesbrough to compete with Darlington as the ‘gateway’
to the Tees Valley.

Growth Performance
7.7

In addition to policy aspirations as a means of understanding future growth potential, the sector
growth performance and representation can also be considered.

7.8

It is helpful to understand the relative representation of sectors in employment terms in
understanding the growth potential of a local economy. This is because an over-representation
can often be a consequence of some form of inherent competitive advantage.
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7.9

Such analysis, however, is relatively static. As such, it is often instructive to supplement it with
an understanding of the recent growth performance of sectors. Table 7.1 is based upon analysis
undertaken by Lichfields (using data from Experian). It uses location quotient (LQ) analysis to
identify those sectors that are over and under-represented locally in employment terms. In
addition, it takes into account the level of employment growth observed in Middlesbrough
across each sector (over the period 1997-2019) relative to growth rates at the regional level.
Table 7.1 Economic Sectors in Middlesbrough by Size and Employment Growth Performance

High representation, low growth

High representation, high growth

Real Estate (+125.0%)
Health (+65.0%)
Education (+22.9%)
Administrative & Supportive Services (+8.7%)
Telecoms (-60.0%)

Residential Care & Social Work (+77.8%)
Civil Engineering (+25.0%)
Public Administration & Defence (-21.6%)

Low representation, low growth

Low representation, high growth

Other Private Services (+14.3%)
Accommodation & Food Services (+8.7%)
Professional Services (-4.2%)
Land Transport, Storage & Post (-8.7%)
Wholesale (-18.8%)
Retail (-28.3%)
Construction (-41.2%)
Utilities (-50.0%)
Manufacturing (-55.1%)
Recreation (-60.0%)

Computing & Information Services (+350.0%)
Media Activities (+50.0%)
Finance, Insurance & Pensions (+25.0%)

Source: Experian / Lichfields analysis
7.10

Those sectors at the top of the list in each quadrant are those which have recorded the highest
nominal growth. It is important to recognise that a sector may be categorised as ‘high growth’
even if it has recorded a decline in jobs, provided the rate of decline was less than that
experienced regionally. The converse is also applicable – where a sector is categorised as ‘low
growth’ but recorded an increase in jobs over the period, provided the rate of increase was more
than that experienced regionally.

7.11

The top right quadrant of Table 7.1 shows those sectors with a high representation of
employment and that have outperformed the regional average with respect to recent growth.
These include ‘Residential Care & Social Work’ and ‘Civil Engineering’ which have both showed
nominal increases in employment across the period. Although ‘Public Administration &
Defence’ outperformed the regional average, it recorded a decrease in employment across the
period.

7.12

Of particular relevance in understanding the growth potential of Middlesbrough are those
sectors that are currently under-represented but have experienced strong growth over the last
two decades. This highlights that employment in ‘Computing & Information Services’, ‘Finance,
Insurance & Pensions’ and ‘Media Activities’ sectors has increased over the period. The
combination of low representation and high growth suggests that there could be scope for the
growth trajectory to continue in these sectors – all with the potential of requiring office premises
– and to increase local representation against the national average.
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Future Growth Forecasts
7.13

The employment forecasts that underpin the demand forecasting work undertaken as part of
this study provide a further, alternative perspective on Middlesbrough’s growth potential. The
forecasts are discussed in greater detail in Section 8.0. It should be recognised that both sets of
figures have their limitations (as outlined in Section 8.0).

Experian Baseline Forecast
7.14

7.15

The post-Covid baseline economic modelling from Experian (September 2020) anticipates that
the six sectors listed below will make the largest absolute contributions to employment growth
(workforce jobs) in Middlesbrough over the Plan period. It is also noted that all six of these
sectors are forecast to grow at a faster proportionate rate than the Middlesbrough economy as a
whole (2.6%):


Health: 2,500 (a growth rate of 22.1%);



Residential Care and Social Work: 1,600 (a growth rate of 26.7%);



Education: 700 (a growth rate of 8.9%);



Professional Services: 500 (a growth rate of 16.7%);



Real Estate: 200 (a growth rate of 18.2%); and



Accommodation & Food Services: 200 (a growth rate of 5.3%).

Of these sectors highlighted, ‘Professional Services’ and ‘Real Estate’ might conceivably generate
demand for employment space.

Project Policy-On Forecast
7.16

A policy-on employment forecast has also been modelled, drawing upon analysis provided by
Middlesbrough Council’s Economic Development team. The Council’s figures seek to estimate
the possible jobs impact of key projects identified in the authority’s Investment Prospectus and
have been ‘bolted onto’ Experian’s baseline employment forecasts (September 2020). The
project adjustments proposed by Council officers (without allowing for the impact of combining
with the baseline forecast from Experian) indicate that the delivery of the Investment
Prospectus could be expected to generate an additional 4,975 workforce jobs over the Plan
period. Analysis provided by the Council’s Economic Development team confirms that these
jobs are likely to be focussed principally within the office25 (2,605 jobs) and industrial (1,390
jobs) sectors.

Summary
7.17

The preceding paragraphs provide an overview of potential growth sectors, drawing upon
qualitative policy aspirations and a quantitative analysis of sector growth and representation.
The conclusions from each strand of analysis are drawn together in Table 7.2. This groups
sectors according to Experian categories and applies judgment regarding appropriate sectors to
apply in each instance. From this it can be seen that applying each of the five strands of analysis
in isolation gives rise to a different list of growth sectors.

25

Includes professional services and digital
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Table 7.2 Summary analysis: potential growth sectors

Experian sector category
Professional Services26
Manufacturing (including
advanced manufacturing)
'Digital'27
Health
Residential Care & Social
Work
Education
Accommodation & Food
Services
Real Estate

Analysis of
LQ and
Policy
Stakeholder Growth
Baseline
Aspirations Consultation Performance Forecast

Project-On
Forecast

Leisure

Construction
Source: Lichfields analysis
Key: GREEN = identified as potential growth sector RED = not identified as potential growth sector
7.18

Having regard to the methodological limitations underpinning a number of the data sets, it is
suggested that – in identifying those sectors that might be expected to drive future growth – one
can attach greater certainty to those sectors identified through an analysis of multiple data
sources. Within this context, the sectors that could be considered most likely to drive growth in
Middlesbrough over the Plan period would appear to be:


Professional Services;



Manufacturing; and



Digital.

26
27

Pg 62

Comprising 'Finance' and 'Insurance and Pensions'
Comprising 'Computing & Information Services' and 'Media Activities'
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8.0

8.1

Future Requirements for Employment
Space
This section considers future economic growth needs in Middlesbrough by drawing on a number
of scenarios that reflect different methodologies. These scenarios are used to inform an analysis
of potential employment land needs in the local authority area. They consider need over the
Plan period 2019 to 2037.

Approach
8.2

The National Planning Policy Framework (Paragraph 81a) requires “planning policies to set out
a clear economic vision and strategy which positively and proactively encourages sustainable
economic growth.” In this context, and in compliance with Planning Practice Guidance on
Economic Development Needs Assessments, a variety of potential future economic scenarios
have been analysed to provide a framework for considering future economic growth and
employment space requirements in Middlesbrough over the Plan period. These scenarios draw
on:
1

Forecasts of employment growth (labour demand) produced by Experian, including preCovid (March 2020) and post-Covid (September 2020) releases, as well as a policy-on
scenario, which reflects the anticipated impact of Middlesbrough’s Investment Prospectus;

2

Consideration of past trends in take-up of employment space, based upon an analysis of
development activity undertaken by LSH (and corroborated by Middlesbrough Council
officers); and

3

Estimates of future growth of local labour supply based upon the Council’s current housing
target over the Plan period (400 dwellings per annum). The resultant labour supply has
been modelled as part of the work underpinning Middlesbrough’s Strategic Housing Needs
Assessment (2021).

8.3

Each of the approaches referred to above has its own particular strengths and limitations and
careful consideration needs to be given to how appropriate each is to the likely future
circumstances of Middlesbrough. It is also helpful to consider the economic growth potential
and likely demand for employment space across the study area on the basis of a variety of future
scenarios to reflect both lower and higher growth conditions that could arise over the study
period.

8.4

It should be noted that the final decision as to the level of need which Middlesbrough Council
should plan for is not purely quantitative. There are a number of qualitative factors that should
be taken into account alongside the modelled scenarios. These factors, which have been
identified through an analysis of economic and market conditions – as well as consultation with
economic stakeholders, commercial agents and local businesses – will influence the
employment space requirements that need to be planned for.

1) Forecast Job Growth
8.5

Forecasts of job growth in Middlesbrough over the period 2019 to 2037 were sourced from the
March 2020 and September 2020 releases of Experian’s UK Local Market Forecasts. Both
datasets take into account the latest available evidence (at the time of publication) regarding
regional and national macroeconomic performance to predict future economic growth at the
local authority level. It should be noted that:
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March 2020 forecasts reflect Experian’s view of Middlesbrough’s future growth prospects
prior to the Covid-19 pandemic; and
September 2020 forecasts provide an adjusted growth trajectory for Middlesbrough which
reflects the impact of Covid-19 and the anticipated shape of the subsequent recovery.

8.6

It is important to note that there are inherent limitations to the use of economic forecasts of this
type, particularly in the context of ongoing changes in the economy. Such forecasts tend to be
most reliable at the national or regional scale and consequently less so at the local economy
level. In addition, such forecasts are typically derived using a ‘top-down’ approach and so do
not consider specific issues or policy priorities at the local level that could influence future
employment growth.

8.7

Notwithstanding the above, econometric forecasts are recognised as a valuable input in planning
for employment space needs. Forecasts can help to assess future land requirements by
indicating the broad scale and direction of future growth for different sectors.

Scenario A: Pre-Covid Labour Demand
8.8

The forecasts of job growth by sector presented below reflect recent trends and are based on
projections at the national and regional level, as well as how economic sectors in Middlesbrough
have performed relative to these wider comparators in the past. For example, where particular
sectors have performed well locally in comparison with the regional (i.e. North East) average the
forecasts generally assume that these sectors will continue to drive growth in Middlesbrough in
the future.

8.9

The Experian forecast (March 2020 release) indicates total growth of 4,600 workforce jobs in
Middlesbrough over the Plan period. This is equivalent to 255 jobs per annum. Table 8.1 shows
the projected employment change, broken down by type of space, from 2019 to 2037.

8.10

This highlights that jobs in employment uses are expected to contract by 435 over the Plan
period (an average of 25 per annum). This is driven by a forecast decline in industrial uses (-945
to 2037) and, to a lesser extent, distribution and warehousing uses (-345 to 2037). It should,
however, be noted that growth is expected to occur in office-based sectors (+760 over the Plan
period) and light industrial uses (+95 over the Plan period).
Table 8.1 Pre-Covid Labour Demand (March 2020) Forecast, Job Change in Middlesbrough 2019-2037

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses
Other Sectors
All Sectors

Number of Workforce Jobs
2019
2037
11,565
12,325
2,060
2,155
2,800
1,855
3,480
3,135
19,905
19,470
45,895
50,930
65,800
70,400

Source: Experian (March 2020)/Lichfields analysis (figures rounded)
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Change
2019-2037
+760
+95
-945
-345
-435
+5,035
+4,600
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8.12

Table 8.2 highlights the sectors forecast, under this scenario, to experience the greatest absolute
growth/decline in job numbers over the Plan period. A full breakdown (i.e. 38 sectors) is
presented at Appendix 7.
Table 8.2 Employment Change by Sector, Scenario A, 2019-2037 (March 2020 Forecast)

Sector

Type of Space

Health
Residential Care & Social Work
Education
Professional Services
Metal Products (Manufacture of)
Land Transport, Storage & Post
Public Administration & Defence
Food, Drink & Tobacco (Manufacture of)
Retail

Change in Jobs
(2019-2037)
+2,700
+2,000
+1,000
+900
-300
-300
-300
-400
-700

Source: Experian (March 2020)/Lichfields analysis (figures rounded)
Key: GREEN = employment class sector, ORANGE = partial employment class sector, RED = non-employment class sector

Scenario B: Post-Covid Labour Demand
8.13

The Experian forecasts (September 2020 release) indicate total growth of 1,700 workforce jobs
over the Plan period. This is equivalent to 95 jobs per annum. The overall scale of growth is
significantly lower than that forecast by Experian prior to the Covid-19 pandemic with 2,900
fewer jobs anticipated. In terms of employment sectors, both the pre and post-Covid forecasts
allow for a contraction in jobs, albeit with the scale of contraction becoming more pronounced
from March to September.

8.14

It can be seen from the table that the assumed impacts of the pandemic have not been
distributed equally across the various employment sectors, with the effects forecast to be
particularly acute in relation to offices, where growth of just 20 jobs is anticipated over the Plan
period (compared to growth of 760 in the pre-Covid forecast). Job numbers in relation to light
industrial uses are expected to remain unchanged from 2019 to 2037, whilst contractions are
forecast in relation to industrial uses (-865) and distribution/warehousing uses (-555).
Table 8.3 Post-Covid Labour Demand (September 2020) Forecast, Job Change in Middlesbrough, 2019-2037

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses
Other Sectors
All Sectors

Number of Workforce Jobs
2019
2037
11,740
11,760
2,060
2,060
2,700
1,835
3,480
2,925
19,980
18,580
45,920
49,020
65,900
67,600

Change
2019-2037
+20
0
-865
-555
-1,400
+3,100
+1,700

Source: Experian (September 2020)/Lichfields analysis (figures rounded)
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8.16

Table 8.4 shows the sectors under this scenario that are expected to see the greatest absolute
growth/decline in job numbers over the Plan period. A full breakdown (i.e. 38 sectors) is
provided at Appendix 7.
Table 8.4 Employment Change by Sector, Scenario B, 2019-2037 (September 2020 Forecast)

Sector

Type of Space

Health
Residential Care & Social Work
Education
Professional Services
Land Transport, Storage & Post
Wholesale
Public Administration & Defence
Retail

Change in Jobs
(2019-2037)
+2,500
+1,600
+700
+500
-400
-400
-400
-1,000

Source: Experian (September 2020)/Lichfields analysis (figures rounded)
Key: GREEN = employment class sector, ORANGE = partial employment class sector, RED = non-employment class sector
8.17

As with the March 2020 forecasts, the September vintage indicates that health, residential care
& social work, education and professional services will experience the greatest increases in
employment in Middlesbrough from 2019 to 2037. Similarly, a number of those sectors forecast
to record large contraction in employment pre-Covid (land transport, storage & post, public
administration & defence and retail) are still expected to decline post-Covid, albeit to a greater
extent.

Scenario C: Policy-on Labour Demand
8.18

An additional, policy-on, labour demand scenario has also been modelled to help understand
Middlesbrough’s potential future employment space needs. Policy-on scenarios are of particular
value in trying to understand demand in those locations where the future structure of
employment growth is anticipated to be different from past trends as a result of specific policy
priorities or planned interventions.

8.19

This is arguably the case in Middlesbrough, where the Council have a clearly stated ambition to
establish a stronger office market, focussed principally on attracting/growing the professional
services and digital sectors (see Sections 2.0 and 7.0). There is a risk, in such circumstances,
that planning on the basis of baseline labour demand scenarios fails to reflect the land needs
associated with this ambition, acting as a brake on Middlesbrough’s ability to realise its
potential. Within this context, it is important to acknowledge that NPPF Paragraph 81 requires
planning policies to “set out a clear economic vision and strategy which positively and
proactively encourages sustainable economic growth.”

8.20

Analysis by Middlesbrough Council’s Economic Development team has provided the starting
point for the development of the policy-on scenario. This analysis estimates that the successful
delivery of the Council’s Investment Prospectus, could create 4,975 workforce jobs. It is
understood that this is based-upon a review of key project priorities identified within the
document. This is anticipated to include:
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2,605 office28 jobs;



1,390 industrial jobs;



35 retail jobs;



210 leisure jobs; and



740 construction jobs.

8.21

These jobs, which the Council anticipated will be created as a result of targeted
interventions/projects, are expected to be additional to the baseline growth forecast by
Experian. In developing an understanding of the likely structure of Middlesbrough’s economy
in 2037 under a policy-on scenario, therefore, these jobs have been added to the baseline growth
forecast by Experian. To reflect current macroeconomic conditions, and guard against overstating future employment growth (and land needs) Lichfields has added the 4,975 jobs to the
1,700 forecast by Experian’s post-Covid (September 2020) vintage. This gives a total projected
employment growth under the policy-on scenario of 6,675 workforce jobs.

8.22

The resultant forecast employment change, broken down by use, is summarised in Table 8.5.
This indicates that, under the policy-on labour demand forecast, office jobs could be expected to
increase by 2,625 over the Plan period, with light industrial and industrial jobs also increasing
(by 520 and 550 respectively). A contraction in the number of jobs supported by the
distribution/warehousing sector (-555) is, however, anticipated.
Table 8.5 Policy-On Labour Demand Forecast, Job Change in Middlesbrough, 2019-2037

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses
Other Sectors
All Sectors

Number of Workforce Jobs
2019
2037
11,740
14,365
2,060
2,580
2,700
3,255
3,480
2,925
19,980
23,120
45,920
49,455
65,900
72,575

Change
2019-2037
+2,625
+520
+550
-555
+3,140
+3,535
+6,675

Source: Middlesbrough Council/Lichfields analysis (figures rounded)

Labour Demand Net Requirements
8.23

Table 8.6 summarises the job changes anticipated across the Plan period under the labour
demand scenarios presented in the preceding paragraphs (Scenarios A to C). The analysis
focuses on employment uses only (i.e. those that will generate demand for office, light
industrial, industrial and distribution/warehousing space).
Table 8.6 Jobs Change in Middlesbrough by Labour Demand Scenario, 2019-2037

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario A: Pre-Covid
Labour Demand
+760
+95
-945
-345
-435

Scenario B: Post-Covid
Labour Demand
+20
0
-865
-555
-1,400

Scenario C: Policy-On
Labour Demand
+2,625
+520
+555
-555
+3,140

Source: Experian/Middlesbrough Council/Lichfields analysis (figures rounded)
28

Assumed to include employment in the digital sector
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8.24

These jobs are then converted to future employment space requirements through the
application of typical ratios of jobs to floorspace for the different uses. These are taken from the
Homes and Communities Agency’s Employment Density Guide (2015) and summarised below:


Offices: 1 job per 12.5sq.m;



Light industrial: 1 job per 54sq.m;



Industrial: 1 job per 36sq.m; and



8.25

Distribution/warehousing: 1 job per 65sq.m for small scale provision (i.e. up to
5,000sq.m) which accounts for 95% of Middlesbrough’s stock (based upon an analysis of
relevant data in Table 5.9) and 1 job per 71sq.m for larger units (i.e. in excess of 5,000sq.m)
which account for 5% of Middlesbrough’s stock (based upon an analysis of relevant data in
Table 5.9).

The latest Employment Density Guide takes account of recent trends relating to the changing
use of employment space, with the main change being the more efficient use of office floorspace
due to the increasing prevalence of homeworking, flexible working and hot-desking. This has
resulted in a reduction in the amount of floorspace per office worker assumed in comparison
with earlier guidance and is underpinned by consultation with industry, with the document
stating that:
“Through our research and in consultation with key industry bodies such as the BCO the
differing impacts across sectors have been confirmed and have directly influenced both the
revised structure of the Guide.”

8.26

An allowance of 8% is also added to all positive requirements to reflect a normal level of vacancy
in employment space. Where a reduction in jobs is forecast, the associated negative floorspace
is halved. This reflects the fact that not all of this employment space is likely to be lost.

8.27

This assumption is supported by an analysis of past trends in Middlesbrough. Baseline data
from Experian indicates that the following employment sectors experienced a reduction in
workforce jobs between 2000 and 2018:


Light industrial: -1,030 jobs;



Industrial: -1,275 jobs; and



Distribution/warehousing: -165 jobs.

8.28

Despite this contraction in jobs, take-up data collated by LSH over a similar period (2000 to
2020) indicates that industrial uses (encompassing all three uses listed above) remained a key
driver of demand for employment land in Middlesbrough. Indeed, 33.65ha of land was
developed for industrial development during this period, with compounds accounting for a
further 7.46ha of land.

8.29

Furthermore, the post-Covid Experian baseline forecast (September 2020) indicates that the
level of Gross Value Added (GVA) generated by light industrial and industrial activities in
Middlesbrough will remain constant at £195m (in 2016 prices) between 2019 and 2037. This
takes account of an initial contraction in the early years of the period and subsequent recovery.
This stabilisation of output – as opposed to a significant decline – would again support the
conclusion that the forecast reduction in industrial jobs in Middlesbrough under some of the
scenarios presented above is unlikely to give rise to a commensurate reduction in demand for
industrial space. With respect to the distribution/warehousing sector, the September 2020
Experian baseline forecasts an increase in GVA from £260m in 2019 to £300m in 2037 (in 2016
prices).
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8.30

As a result of the adjustments described above, the net employment floorspace requirements
shown in Table 8.7 have been derived. The data in the table relates to requirements associated
with the labour demand scenarios (Scenarios A to C) only.
Table 8.7 Net Employment Floorspace Requirements in Middlesbrough by Labour Demand Scenario, 2017-2037 (sq.m)

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario A: Pre-Covid
Labour Demand
+10,250
+5,460
-17,025
-11,165
-12,480

Scenario B: Post-Covid
Labour Demand
+290
0
-15,585
-18,085
-33,385

Scenario C: Policy-On
Labour Demand
+35,440
+30,310
+21,425
-18,085
+69,090

Source: Lichfields analysis (figures rounded)
8.31

The net floorspace requirements range from -33,385sq.m under Scenario B (post-Covid
Experian forecast) to +69,090sq.m under Scenario C (a policy-on forecast which reflects the
anticipated impact of the Council’s Investment Prospectus).

2) Past Take-Up
8.32

Because they reflect demonstrable market demand, as well as development patterns ‘on the
ground’, long term take-up rates can – in some instances – provide a reasonable basis for
estimating future land needs. Completions data spanning a period of approximately 10 years or
more should help to ‘smooth out’ demand fluctuations attributable to different stages of a
business cycle. As such, they would ordinarily provide a reasonable starting point for estimating
future needs in the event that supply has not been unduly constrained over the period.

Scenario D: Past Take-Up
8.33

Section 6.0 of this report includes an analysis of past take-up within Middlesbrough over the
period 2000-2020, based upon work undertaken by LSH. The data shows that 47.79ha of land
was developed for employment uses in 20.5 years. This corresponds to an annual average of
2.33ha per annum.

8.34

The analysis presented in Section 6.0 demonstrates that take-up has fluctuated between 1.77ha
and 3.00ha per annum over the last 20.5 years. The long-term average of 2.33ha was exceeded
in the period leading up to the economic downturn of 2008/09 (take-up averaged 2.69ha per
annum from 2000 to 2008) and in recent years (averaging 3.00ha between 2017 and 2020). In
contrast, take-up averaged 1.77ha per annum between 2008 and 2017 (a period characterised by
recession and subsequent sluggish recovery).

8.35

Having regard to current economic uncertainty – balanced against the need to plan positively
over an 18-year period as part of Middlesbrough’s Local Plan – the long-term average is
considered the most appropriate basis for projecting forward future need. Such an approach
avoids over-stating demand, whilst recognising the merit in allowing some headroom beyond
the lower figure of 1.77ha per annum in order to cater for a possible upturn in demand as
economic circumstances improve following the recovery from Covid-19 and Brexit.

8.36

The majority of new employment land delivered since 2000 has been for industrial uses, with
the remainder split, fairly evenly, between offices and compounds, as summarised below:



Offices: total gross take-up of 6.68ha (0.33ha per annum);
Industrial (including light industrial and distribution/warehousing): total gross take-up of
33.65ha (1.64ha per annum); and
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8.37

Compounds: total gross take-up of 7.46ha (0.36ha per annum).

It is acknowledged that the employment space typologies referred to above do not correspond to
those used elsewhere in this report. This reflects the fact that it has not been possible – in
assessing past take-up – for LSH to distinguish between light industrial, industrial and
distribution/warehousing uses due to difficulties in understanding (from site visits and a review
of OS mapping) the specific end use of individual buildings.
Gross v Net Completions

8.38

The take-up figures discussed above relate to gross rates of development (i.e. they include all
instances of employment space delivery, without offsetting this against the redevelopment or
recycling of employment sites for other uses). In contrast, the labour demand scenarios
considered earlier in this section express growth in net terms.

8.39

To ensure that all scenarios are presented on a consistent basis, Lichfields would typically
remove any losses of employment land and assess the net demand within Middlesbrough.
Based upon discussions with Middlesbrough Council officers, however, it is understood that the
authority’s monitoring data does not specifically capture losses of employment space. As such,
it has not been possible to calculate a net take-up figure for Middlesbrough and the above gross
take-up data is therefore used as the starting point for forecasting under this scenario.

8.40

The data regarding take-up was provided to Lichfields on the basis of land take. However, these
figures have been converted into floorspace using the same plot ratio assumptions outlined later
in this section. This conversion exercise has been undertaken simply to ensure that the
employment space estimates generated under the past take-up scenario are comparable with
those derived using the labour demand and labour supply techniques considered elsewhere in
this section.

8.41

The outputs of this exercise are summarised in Table 8.8.
Table 8.8 Past Take-Up Floorspace Requirement in Middlesbrough, 2019-2037 (sq.m)

Type of Space
Office
Industrial (inc. Compounds)
Employment Uses

Average Annual
Completions
+4,955
+8,020
+12,975

Projected Need
(2019-2037)
+89,190
+144,360
+233,550

Source: LSH/Lichfields analysis (figures rounded)
8.42

One view of future growth in Middlesbrough could therefore be to simply assume that past
development rates continue into the future. If it were assumed that past completion rates were
to continue over the 18 year Plan period, this would equate to an overall increase of
233,550sq.m of employment space, broken down as shown in Table 8.8.

3) Future Labour Supply
8.43
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It is also important to consider how many jobs, and therefore how much employment space,
would be needed to broadly match anticipated growth in Middlesbrough’s resident workforce.
In contrast to Scenarios A to C, this forecasts the supply of labour (based upon planned housing
delivery) rather than labour demand, to estimate the number of new jobs needed to provide
employment for the likely growth in resident workers and to minimise local unemployment.
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Scenario E: Labour Supply (400 dpa)
8.44

It is understood that the Middlesbrough Strategic Housing Needs Assessment (2021) establishes
a housing need figure for Middlesbrough of 400 dwellings per annum over the period 20192037. Analysis presented within the document indicates that this corresponds to employment
growth in Middlesbrough equivalent to 6,325 workforce jobs (351 jobs per annum) over the
same period, allowing for issues such as double-jobbing and patterns of commuting.

8.45

This relationship is discussed in Paragraph 1.55 of the document, which states that:
“For the purposes of this current study, we have taken the need for 400 dwellings per annum
from the Middlesbrough Strategic Housing Market Assessment: 2018 Update to Consider Jobs
Uplift forward as the basis of the housing need in Middlesbrough. This figure is associated
with an average growth in jobs of 351 per annum over the period 2019-37. The standard
method LHN figure which is now 256 dwellings per annum is clearly too low to support the
economic aspirations of Middlesbrough, so the higher figure of 400 dwellings per annum will
be used as the central estimate in this study.”

8.46

The document goes on to consider this anticipated level of employment growth within the
context of Middlesbrough Council’s ambition to deliver 500 additional jobs per annum
(Paragraph 1.57). It states that, whilst this is unlikely to be achieved in the short term as a result
of macroeconomic headwinds, an overall jobs growth figure of 6,325 allows for the Council’s
ambition to be realised following the period of recession and recovery precipitated by Coivd-19:
“We would also note that the 351 jobs per annum are an average over the period 2019-37. It is
likely that the impact of the Covid-19 pandemic on the economy will see job losses in
Middlesbrough in the period 2019-2021. If for example, there was a reduction in job numbers
of 1,200 between 2019-21, then to achieve a jobs growth of 351 on average between 2019-2037
would require a jobs growth of 500 per annum between 2022-37.”

8.47

The analysis contained within the Middlesbrough Local Housing Needs Assessment (2021) is
presented in headline terms only, with no indication given of the likely sectoral breakdown of
the additional 6,325 jobs. For the purposes of this study, therefore, it has been necessary to
arrive at a view regarding how this overall jobs figure might reasonably be disaggregated by
sector.

8.48

The employment structure in both 2019 and 2037 – as indicated under Scenario C – has been
used as the basis for estimating the likely breakdown of employment under the labour demand
scenario. This has been applied – in favour of either Scenario A or B – on the basis that the
overall level of employment growth assumed under Scenario C (6,675) aligns more closely with
the headline employment growth assumed under the Labour Supply modelling (6,325).

8.49

The results of this disaggregation exercise are shown in Table 8.9. The table indicates that
growth in employment use sectors will be driven principally by an increase in office-based
employment (+2,555) with more modest increases also observed in relation to light industrial
(+505) and industrial (+535) uses. In contrast, employment in distribution and warehousing (570) is anticipated to decline.
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Table 8.9 Labour Supply Forecast, Job Change in Middlesbrough, 2019-2037

Type of Space

Number of Jobs
2019
11,740
2,060
2,700
3,480
19,980
45,920
65,900

Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses
Other Sectors
All Sectors

2037
14,295
2,565
3,240
2,910
23,010
49,215
72,225

Change
2019-2037
+2,555
+505
+535
-570
+3,030
+3,295
+6,325

Source: Middlesbrough Strategic Housing Needs Assessment/Lichfields analysis
8.50

The forecast requirement for employment space associated with this job change can be
estimated by applying the same standard employment densities used in considering the Labour
Demand scenarios above. An 8% vacancy allowance has also been applied and where a reduction
in jobs is forecast, the associated negative floorspace figure has been halved. The resultant
employment floorspace requirements for Middlesbrough are shown in Table 8.10.
Table 8.10 Labour Supply Floorspace Requirement in Middlesbrough, 2019-2037 (sq.m)

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario E: Labour
Supply
+34,505
+29,585
+20,810
-20,035
+64,865

Source: Lichfields analysis (figures rounded)

Net to Gross Adjustments
8.51

Table 8.11 provides a summary of the net floorspace requirements in Middlesbrough (for the
period 2019-2037) as derived under each of the scenarios considered in the preceding
paragraphs. It should be noted that, whilst Scenario D is based upon gross (rather than net)
take-up, no further allowances or adjustments have been applied to the figures shown in the
Table.

8.52

This shows that the forecast net employment space requirements range from -33,385sq.m under
Scenario B (post-Covid Labour Demand) to +233,550sq.m under Scenario D (Past Take-Up).
The table also highlights that, in addition to Scenario D, two further scenarios result in a
positive net employment space requirement: Scenario C (Policy-On Labour Demand) and
Scenario E (Labour Supply).
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Table 8.11 Net Employment Floorspace Requirements by Scenario, 2019-2037 (sq.m)

Type of Space

Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario A:
Pre-Covid
Labour
Demand
+10,250
+5,460
-17,025
-11,165
-12,480

Scenario B:
Post-Covid
Labour
Demand
+290
0
-15,585
-18,085
-33,385

Scenario C:
Policy-On
Labour
Demand
+35,440
+30,310
+21,425
-18,085
+69,090

Scenario D:
Past TakeUp29

Scenario E:
Labour
Supply

+89,190
+144,360

+34,505
+29,585
+20,810
-20,035
+64,865

+233,550

Source: Lichfields analysis (figures rounded)
8.53

The net employment space requirements presented in Table 8.11 represent the minimum
quantum of employment floorspace to plan for within Middlesbrough over the Plan period. As
such, the Council will need to take a view on the extent to which additional space should be
planned for, over and above these net figures, to allow for factors such as:
1

Delays in development coming forward;

2

Uncertainties in the forecasting process;

3

Replacing employment space that is lost in future or providing for some
churn/redevelopment of employment space; and

4

To take account of other market factors (such as the need to allow developers and occupiers
a reasonable choice of sites).

Safety Margin
8.54

To estimate the overall level of employment space that should be planned for in allocating sites,
and to give some flexibility in provision, it is common practice to add an allowance as a safety
margin. This margin is a contingency factor, providing an additional land buffer to allow for
factors 1, 2 and 4 as listed above.

8.55

It is usually acceptable to use two years of take-up as a safety margin. Table 8.12 provides a
summary of the resulting allowance, broken down by type of space. This shows that, overall, a
safety margin equivalent to 2 years of take-up would increase net requirements by 25,950sq.m.

8.56

Take-up data collated by LSH is not available in a format which distinguishes between light
industrial, industrial and distribution/warehousing uses (as set out previously). Consequently,
the total annual average across these uses (8,025sq.m) has been distributed evenly between the
three to provide a starting point for calculating an appropriate safety margin for each.
Table 8.12 Suggested Safety Margin Allowances (sq.m)

Type of Space
Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Annual Take-Up
+4,955
+2,675
+2,675
+2,675
+12,975

Safety Margin
+9,910
+5,350
+5,350
+5,350
+25,950

Source: Lichfields analysis (figures rounded)

29

NB – analysis based upon gross (rather than net) take-up but excluding any other adjustments/allowances
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8.57

The gross employment floorspace requirements which result from the application of a safety
margin (equivalent to two years of take-up) are summarised in Table 8.12. It should be noted
that no safety margin allowance has been applied to Scenario D (past take-up). This is to avoid
overstating demand, recognising that it has not been possible to ‘net off’ losses from historic
levels of development activity.

8.58

The table illustrates that – with the exception of Scenario B (post-Covid Labour Demand
Scenario) – all other modelled scenarios result in a positive gross requirement.
Table 8.13 Gross Employment Floorspace Requirements in Middlesbrough, 2019-2037 (sq.m)

Type of Space

Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario A:
Pre-Covid
Labour
Demand
+20,160
+10,810
-11,675
-5,815
+13,480

Scenario B:
Post-Covid
Labour
Demand
+10,200
+5,350
-10,235
-12,735
-7,425

Scenario C:
Policy-On
Labour
Demand
+45,350
+35,660
+26,775
-12,735
+95,050

Scenario D:
Past TakeUp

Scenario E:
Labour
Supply

+89,190
+144,360

+44,415
+34,935
+26,160
-14,685
+90,825

+233,550

Source: Lichfields analysis (figures rounded)
8.59

The above floorspace requirements can be translated into land requirements through the
application of appropriate plot ratios. Having regard to the Homes and Communities Agency’s
Employment Density Guide (2015) the following assumptions have been applied:




8.60

Offices: 30% of new floorspace to be delivered on lower density, business park-type
developments (with a plot ratio of 0.4) with 70% of new floorspace to be delivered on high
density town centre locations (at a plot ratio of 2.0); and
Light industrial, industrial and distribution/warehousing: all new floorspace
across these uses is assumed to be delivered at a plot ratio of 0.4.

Table 8.14 provides a summary of the resultant gross land requirements in Middlesbrough over
the Plan period. This identifies a series of requirements ranging from -3.28ha under Scenario B
(post-Covid Labour Demand) to +45.92ha under Scenario D (Past Take-Up).
Table 8.14 Gross Employment Land Requirements in Middlesbrough, 2019-2037 (ha)

Type of Space

Office
Light Industrial
Industrial
Distribution/Warehousing
Employment Uses

Scenario A:
Pre-Covid
Labour
Demand
+2.22
+2.70
-2.92
-1.45
+0.55

Scenario B:
Post-Covid
Labour
Demand
+1.12
+1.34
-2.56
-3.18
-3.28

Scenario C:
Policy-On
Labour
Demand
+4.99
+8.92
+6.69
-3.18
+17.41

Scenario D:
Past TakeUp

Scenario E:
Labour
Supply

+9.81
+36.12

+4.89
+8.73
+6.54
-3.67
+16.49

+45.92

Source: Lichfields analysis (figures rounded)
8.61
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In the event that town centre office space was to be developed in accordance with a 1.0 plot ratio
(rather than 2.0) this would increase the forecast demand for office land, with the range of
requirements increasing:


From between +1.12ha and +9.81ha;



To between +1.48ha and +12.93ha.
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Allowance for Losses/Churn
8.62

In calculating a gross requirement (i.e. the amount of employment space or land to be
allocated/planned for) Local Authorities often choose to make an allowance for some
replacement of losses of existing employment space that may be developed for other, nonemployment uses. This is intended to ensure that sufficient space is re-provided to account for
employment space that is anticipated to be lost in future (providing some protection against the
erosion of employment space in Middlesbrough).

8.63

There are three approaches that can be adopted to calculate an allowance for losses, including:
1

Forecast the quantity of floorspace that might be lost in future and the extent to which this
will need to be replaced. Such an approach requires an authority to look carefully at past
losses and use local knowledge to make a judgement regarding the extent to which past
trends might be a reasonable indicator of future activity;

2

Monitor the loss of employment space through regular reviews of the Local Plan. This
would enable the Council to respond – on the basis of recent evidence – to the scale of
observed losses – potentially adjusting loss replacement allowances up/down to reflect
changes in circumstance. However, any Local Plan review reflecting the monitoring
findings would take some time to come forward; and

3

Use the plan-making process to identify those existing employment sites and areas that the
Council considers could/should be lost to non-employment uses over the period to 2037.
This could either be because they are no longer suitable or viable for employment, or
because there is a greater need for them to be used to meet an alternative land use (such as
housing). Based on this assessment (which would be informed by the qualitative
assessment of sites set out in this document, but would need to be considered by Council
officers in the broader context of the plan-making process) the employment land
calculations included within the Employment Land Review could be adjusted to factor in
identified losses and plan accordingly for new sites.

8.64

The first of the three approaches outlined above cannot be applied in this instance. This is
because, based upon discussions with Middlesbrough Council officers, it is understood that no
historic monitoring data is available that records past losses of employment land/space. As
such, any allowance would be entirely arbitrary. The second and third approaches cannot be
applied now, but could be applied – by Middlesbrough Council – at a later date, in translating
the evidence contained within this Employment Land Review (and other background
documents) into Plan policies.

8.65

In the context of the above, it is worth considering the impact of applying an allowance for
churn in the local property market. This is typically used by Lichfields as a sensitivity test in
deriving gross land requirements, but is acknowledged as a valid alternative approach in its own
right30. The purpose of applying a churn allowance is to build into land requirements a
mechanism to ensure the replacement of properties lost to the market through dilapidation.

8.66

A review of previous studies31 indicates that a churn allowance of 1% of floorspace per annum is
typically applied. This would allow for all of the premises within a local authority area to be
replaced within a 100 year period.

Studies which have adopted the approach are understood to include: Greater Exeter EDNA, Dartmoor National Park ELR, work
to inform the West of England Joint Spatial Plan and Lichfield District ELR
31 : Greater Exeter EDNA, Dartmoor National Park ELR, work to inform the West of England Joint Spatial Plan and Lichfield District
ELR
30
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8.67

Development appraisals on new buildings within the property sector generally consider a 25-35
year time horizon, which provides a starting point for considering when a building might be
considered to reach the end of its useful life. The replacement of all buildings after 30 years
would imply a need for a churn allowance of 3.3% of floorspace per annum. Clearly, however,
there are many examples of properties built in in the 1980s (or before) which continue to be
occupied, demonstrating that the useful lifespan of some stock extends beyond the 35-year
development appraisal. The industry ‘rule of thumb’ of 1% per annum is an attempt to strike a
balance between these two data sets.

8.68

Data from the Valuation Office Agency – whilst somewhat dated – provides a useful starting
point for understanding the age of employment space within Middlesbrough. This is
summarised in Table 8.15. This highlights that, in comparison with the national and regional
average, Middlesbrough contains a relatively high proportion of older stock. This could indicate
the need to allow for a greater level of churn/replacement over the Plan period, as more
properties reach the end of their useful life. As such, a 1% allowance could be considered to
represent a conservative allowance.
Table 8.15 Age of Office, Industrial and Distribution/Warehousing Premises

England & Wales
North East
Middlesbrough

Pre-1940
22.2%
13.9%
15.3%

1940-1970
27.2%
32.2%
31.8%

1971-1980
14.3%
16.3%
23.4%

Source: Valuation Office Agency/Lichfields analysis
8.69

Table 8.16 sets out the implications of Middlesbrough Council making an allowance for churn at
1% of stock per annum. This indicates an allowance of 3.0ha over the Plan period to replace
office premises and 27.1ha to replace light industrial, industrial and distribution/warehousing
premises. Taken together, this represents an allowance of 30.1ha. In the event that
Middlesbrough Council officers decide to include such an allowance in planning for employment
land needs over the period 2019 to 2037, this would increase the gross land requirements shown
in Table 8.14 from a range of -3.28ha to +45.92ha to a range of +26.82ha to +47.51ha32.
Table 8.16 Churn Allowance (1% of stock)

Offices
Light industrial, industrial and
distribution/warehousing

Current
Stock (sq.m)
167,000
603,000

1% of Stock
(sq.m)
1,670
6,030

18 years’ allowance
(sq.m)
(ha)
30,060
3.0
108,540
27.1

Source: Lichfields analysis
8.70

Should the Council wish to apply a more modest churn allowance of 0.5% per annum, this
would reduce the allowance from 30.1ha (as shown in the table) to 15.1ha. A 0.5% allowance
would provide for the replacement of all stock over a period of 200 years.

Employment Growth Comparisons
8.71

Given the range of potential requirements implied by the different scenarios, it is important to
test how reasonable each appears. It is, therefore, useful to compare the employment growth
implied by each against historic employment growth (as recorded by Experian).
It should be noted that no churn allowance has been applied to the past take-up data. This reflects the fact that it has not been
possible to ‘net off’ historic losses and so the application of a churn allowance would risk over-stating need.
32
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8.72

Figure 8.1 shows the forecast annual jobs growth (in the employment use sectors) for scenarios
A-C and E. From this it can be seen that Experian data indicates that employment use sectors in
Middlesbrough contracted by an average of 107 workforce jobs per annum between 2000 and
201833. As such, the anticipated change in jobs within the employment use sectors in
Middlesbrough (over the period 2019-2037) is assumed to outstrip historic performance under
each of the scenarios presented.

8.73

Notwithstanding the above, on the basis of job change alone, Scenario B (post-Covid Labour
Demand) appears to align most closely with past trends, followed by Scenario A (pre-Covid
Labour Demand). Scenario C (Policy-On Labour Demand) and Scenario E (Labour Supply)
assume a level of job change in employment use sectors that significantly outstrips past growth.

8.74

It should, however, be noted that Scenarios A and B arguably look somewhat pessimistic when
compared against Business Register and Employment Survey data from ONS. The data, which
only covers the period 2015 to 2019 suggests that:




The number of jobs in the employment use sectors has increased by 1,000 over the four year
period 2015 to 2019. Replicating this performance (+250 jobs per annum) over the Plan
period would see the employment use sectors increase by 4,500;
Jobs in the industrial and warehousing/distribution sectors – anticipated to be the key
drivers of the contraction in employment use jobs under Scenarios A and B – remained
unchanged between 2015 and 2019.

Figure 8.1 Annual Job Change (Employment Use Sectors) by Scenario vs Past Trends

Source: Experian/Lichfields analysis
8.75

In deciding on which scenario(s) to use as the basis for planning for future needs, it is also
important that Council officers consider whether planning for a contraction in the number of
jobs supported by employment uses accords with the requirements of NPPF to plan positively to
encourage sustainable growth and to provide the flexibility to accommodate needs not

33

An 18 year period has been adopted in assessing past trends, to correspond with the Plan period
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anticipated within the Plan (Paragraph 81). Furthermore, it is clear from the preceding analysis
that planning for a decline in the employment use sectors would:




8.76
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Fail to reflect the Council’s economic ambition to deliver 500 jobs per annum or the
employment growth anticipated as a result of delivering the Council’s Investment
Prospectus; and
Fail to provide the employment space required to support the Council’s planned level of
housing growth, which could increase unemployment in and/or out-commuting from
Middlesbrough.

Consideration should also be given to the historical relationship between jobs and land take at
the local level. Whilst figure 8.1 shows that the employment use sectors declined by an average
of 107 jobs per annum between 2000 and 2018, analysis in Section 6.0 indicates that 47.79ha of
land was taken up for employment uses over this period. This would appear to indicate, based
upon recent evidence, that local market dynamics have resulted in a need for new development
land – even when the number of jobs in employment use sectors has been falling. Within this
context, it should be acknowledged that all of the scenarios presented above assume that future
job growth in the employment use sectors will exceed past performance (2000-2018).
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9.0
9.1

Demand/Supply Balance
This section draws together projected employment land requirements with Middlesbrough’s
current supply of sites. The analysis is presented to highlight the existence of any surplus or
shortfall in provision. It is important to note, however, that the section does not seek to identify
a recommended portfolio of sites to be taken forward by Middlesbrough Council through the
Local Plan process, which is a matter for the Local Planning Authority.

Quantitative Balance
9.2

Analysis presented within Section 8.0 considers five alternative scenarios in assessing future
land requirements in Middlesbrough, ranging from -3.28ha (gross) to +45.92ha (gross). Some
of the approaches have been developed to test the employment land needs which flow from the
Council’s stated economic or housing growth ambitions, whilst others align more closely with
past rates of employment growth recorded in Middlesbrough. Others assess the implications of
planning on the basis of a continuation of past rates of observed development activity. Which
scenario(s) should be adopted as the basis upon which to plan for future land needs in
Middlesbrough is a matter for the Council to determine.

9.3

The analysis also considers the possible impact of adding an allowance to provide for a degree of
churn within the local property market. Two alternative allowances (1% of stock and 0.5% of
stock per annum) are presented for the Council’s consideration. The impact of applying a 0.5%
churn allowance would be to increase the range of projected future land requirements to
between +11.82ha (gross) and +45.92ha (gross). This rises further, to between +26.82ha (gross)
and +47.51ha (gross), if a 1% allowance is applied.

9.4

As set out within Section 6.0, site assessments undertaken by LSH as part of this Employment
Land Review have identified and estimated 69.34ha of land as potentially being available for
development. This includes:

9.5



Sites currently allocated for employment use: 30 sites comprising of 36.03ha of land;



Sites currently allocated for office use: 20 sites comprising of 14.36ha of land; and



(Unallocated) potential employment sites: 3 sites totalling 18.95ha

The above information is summarised in Table 9.1. From the table it can be seen that
Middlesbrough currently has an oversupply of employment land relative to projected demand
under each of the five scenarios presented. This remains the case both with and without the
application of an allowance for churn.
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Table 9.1 Demand/Supply Balance of Employment Land in Middlesbrough (ha)

Type of Space

Scenario A:
Pre-Covid
Labour
Demand

Estimated Supply of Land
Excluding Churn Allowance
Projected Requirement
+0.55
Over/(Under) Supply
68.79
Including Churn Allowance (at 0.5%)
Projected Requirement
+15.65
Over/(Under) Supply
53.69
Including Churn Allowance (at 1.0%)
Projected Requirement
+30.65
Over/(Under) Supply
38.69

Scenario B:
Post-Covid
Labour
Demand

Scenario C:
Policy-On
Labour
Demand
69.34

Scenario D:
Past TakeUp

Scenario E:
Labour
Supply

-3.28
72.62

+17.41
51.93

+45.92
23.42

+16.49
52.85

+11.82
57.52

+32.51
36.83

+45.92
23.42

+31.59
37.75

+26.82
42.52

+47.51
21.83

+45.92
23.42

+46.59
22.75

Source: LSH/Lichfields analysis

Rationalising the Supply of Land
9.6

On the basis of the analysis presented in Table 9.1, it is clear that there is a need for
Middlesbrough Council to consider how best to rationalise the portfolio of employment land, to
ensure a closer alignment between demand and supply. This remains the case irrespective of
the level of future demand that the authority elects to plan for.

9.7

It is recognised that policy formulation – and as such the ultimate judgement regarding the
inclusion or exclusion of sites within the Council’s final list of employment allocations – is a
matter for the Local Planning Authority. Such decisions must be reached have regard to a range
of planning factors – including some which may be outwith the ambit of this Employment Land
Review. In this sense, the advice presented in the following paragraphs in relation to a
particular site may not be the only consideration influencing how it is addressed in the Council’s
Local Plan.

9.8

Notwithstanding the above, the following paragraphs are intended to help support
Middlesbrough Council in the process of reducing the supply of employment land by providing
some views on the fitness of purpose of individual sites. The advice provided in the following
paragraphs is made having regard to the need to ensure that the diversity and quality of offer
within Middlesbrough’s portfolio of employment land is not compromised. As such, Lichfields
and LSH have not sought to rationalise the portfolio simply through the removal of those sites
with the lowest site assessment scores. Rather, the approach seeks to ensure an appropriate
balance within the overall supply, by acknowledging that some sites which score poorly can
often still serve an important role in the local economy by meeting a need for lower value
premises.

Potential Employment Sites
9.9
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Three unallocated sites, totalling 18.95ha, have been assessed by LSH to establish their
suitability as potential new employment allocations. The sites are listed in the bullet points
below. All three sites require preparation and so are not considered to be immediately available.
In addition, the scores awarded to each were exceeded by a significant number of existing sites.
As such – and mindful of the current demand-supply dynamic – it is considered that there is
little justification for allocating these sites at present. This offers the potential to reduce the
identified supply of land from 69.34ha to 50.39ha.
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The round field, Low Lane (Brookfield): site inspections undertaken to inform the
assessment process indicated that levels on this 1.66ha site vary considerably. The
challenging topography, coupled with the small site size are considered likely to make the
delivery of the site very challenging in viability terms;
Southern section (Teesside Leisure Park): this 5.54ha site is located behind Teesside
Leisure Park. The location has easy access to the strategic highway network and light
industry and warehousing development would be compatible with the neighbouring uses.
Infrastructure to the boundary would need to be extended into the site and ground
conditions are uncertain. Excavated material has been deposited on the site and would need
levelling or removal. A more detailed assessment of abnormal costs would inform the
viability of development for employment use; and
Marshalling Yards (Green Blue Heart): site surveys as part of the assessment process
indicated that, whilst underutilised, this 11.76ha site was still in use as a marshalling yard.
As such, it is unclear to what extent land could be made available to provide new
development opportunities and the associated timescales.

Allocated Employment Sites
9.10

Removing the potential employment sites from the supply (by taking a decision not to allocate
them for employment uses in the Local Plan) would bring demand and supply broadly into
alignment should Middlesbrough Council elect to plan for a requirement towards the top end of
the range presented. In the event that the Council decides to plan for a more modest future
requirement, however, further reductions in the supply of land would be required.

9.11

Based upon the site assessment work, LSH advises that 6 sites, accounting for 9.95ha of land,
could be considered by the Council for potential removal from the supply. These sites – and the
rationale underpinning their identification as possible candidates for removal from the supply –
are considered below:










Hemlington Grange (south east of estate road) (3.61 ha): not an established
employment location, the Police HQ has taken western corner plot and adjoins another
serviced plot but the subject is to the rear of the estate and would require further
infrastructure provision to enable employment development. Adjoining residential
development to the east could constrain some employment uses. Teesside Industrial Estate,
two miles to the west offers serviced plots with better access to the A19 and A174;
East of Startforth Road, Riverside Park Ind Est (1.78 ha): irregularly shaped site in
centre of estate with narrow neck of land to Startforth Road which will result in relatively
high costs of infrastructure provision. The footpath and cycle route through the estate runs
along the eastern boundary and the whole or part could be formalised as open space;
East of Romaldkirk Road, Riverside Park Ind Est (0.86 ha): landscaped area at
junction of Romaldkirk Road and Forty Foot Road. The dedicated footpath and cycle route
through the estate terminates here. Consideration should be given to its retention as open
space;
North of James Street, Cargo Fleet (2.11 ha): site on edge of employment area with
housing to west and primary school to south-west. Consideration should be given to
allocating for housing, separated from A66 by wide landscape strip;
South Bank Road, Cargo Fleet (1.06 ha): prominent site at the junction of Cargo Fleet
Lane where recent development has included a builders’ merchant, Starbucks, car sales etc.
Consideration should be given to allocating for a wider range of commercial uses; and
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Longlands Road, Cargo Fleet (0.53 ha): small site at the junction of A1085 Longlands
Road and Territorial Street. The site is screened from the main road by mature trees, and
separated from industrial estate by a short terrace of houses. Consideration to be given to
allocating for housing.

9.12

The removal of the sites listed above (in addition to the potential employment sites previously
discussed) could further reduce the identified supply of land from 50.39ha to 40.44ha. In the
event that the Council chooses to plan for a level of future demand at the top end of the range
presented, therefore, it may be possible to bring demand and supply into alignment without the
need to remove all of the sites put forward in this section. Conversely, if the authority takes a
decision to plan for a more modest level of future demand (towards the lower end of the range
presented) it will be necessary for Council officers to consider further de-allocations. The Site
Assessment Matrix (Appendix 2) should be used to inform any such exercise.

9.13

It is recognised, however, that it is not always practicable or desirable for local authorities to
bring the supply of employment land fully into alignment with anticipated demand. Such
circumstances could include:




9.14
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A need to address particular qualitative gaps in provision to ensure the availability of the
optimal range and choice of sites required to support economic growth; or
To avoid the need to deallocate infill development plots on existing, established industrial
estates solely in an effort to ‘balance the books’.

Notwithstanding the above, where a local authority takes a policy decision to allocate a portfolio
of employment land that exceeds anticipated future need, it is important that this is done having
regard to the relative risk and benefits associated with such an approach.
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10.0

Conclusions
Overview of Middlesbrough’s Economy

10.1

There were an estimated 62,000 jobs based in Middlesbrough in 2019, a figure which remained
unchanged from 2015. This stabilisation of employment is in contrast to modest growth
observed regionally and stronger performance at the national level. Location quotient analysis
identifies particular sector strengths in: health; public administration & defence; education;
property; retail; and business administration & support services.

10.2

The business base in Middlesbrough is broadly in line with that of the North East and Great
Britain. Growth in the local area has been strong (+42.1% between 2010 and 2019) in
comparison with regional and national averages, however, and has been driven by increases in
the number of micro-enterprises. Self-employment (8.3%) is low relative to the national
average. The recent performance micro-enterprises could, however, suggest that local levels of
entrepreneurial activity are beginning to improve.

10.3

Labour market indicators for Middlesbrough are weak. The area suffers from low rates of
economic activity (68.0%) when benchmarked against national and regional averages. Levels of
unemployment are high and rising as a result of Covid-19 whilst the occupational profile is
characterised by an under-representation of higher skilled workers (SOC 1-3) and a large
concentration of semi/low-skilled workers (SOC 7-9).

Market Signals
10.4

Middlesbrough contains an estimated 770,000sq.m of employment space, which is the second
lowest of the Tees Valley authorities (ahead of Hartlepool).

10.5

The authority has 167,000sq.m of office floorspace, this is the third highest level in Tees Valley
and 16% of stock across the Combined Authority area. The town centre is viewed as
Middlesbrough’s dominant office location. Whilst office vacancy rates in the area are high, this
presents something of a false picture, with agents attributing much of the availability to the
dated specification of much of the stock and indicating that new development (which has been
limited) has attracted good levels of demand.

10.6

Industrial stock (comprising of industrial, light industrial and warehousing/distribution uses)
accounts for 603,000sq.m of floorspace – the second lowest level in Tees Valley. Provision is
focussed around the area to the north of the town centre, which includes locations such as
Riverside Park and Middlehaven. Provision is generally viewed by the market as being tight.

Meeting Future Requirements
10.7

In assessing the future need for employment land in Middlesbrough, this Employment Land
Review has considered five alternative scenarios. Some of the approaches have been developed
to test the employment land needs which flow from the Council’s stated economic or housing
growth ambitions, some are based upon baseline econometric projections (which align more
closely with past rates of employment change) and others assess the implications of past rates of
development continuing over the Plan period. At a basic level, the scenarios identify a need for
between -3.28ha and +45.92ha (gross) of employment land.

10.8

The analysis also considers the possible impact of adding an allowance to provide for a degree of
churn within the local market, with two alternative allowances (0.5% per annum and 1.0% per
annum) presented for the Council’s consideration. The impact of applying a 0.5% allowance
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would be to increase the projected range of requirements to between +11.82ha and
+45.92ha. This rises further, to between +26.82ha and +47.51ha, if a 1.0% allowance is applied.

Demand-Supply Balance
10.9

The site assessment work undertaken by LSH as part of the Employment Land Review process
has identified a supply of 69.34ha of employment land. This exceeds anticipated need for
employment land over the Plan period (under all of the scenarios considered). As such, there is
a need for Middlesbrough Council to rationalise the employment land supply. The scale of this
rationalisation will be determined by the final level of need that the authority elects to plan for.

10.10

To assist Council officers in reducing the overall level of supply a number of candidates for
removal/deallocation have been identified by LSH. These are summarised below:

Pg 84



Three unallocated employment sites, totalling 18.95ha; and



Six allocated employment sites, totalling 9.95ha.

