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Appendix 1: Consultees

Work on the North Tyneside ELR was underpinned by one-to-one interviews with
representatives of:

North East England Chamber of Commerce

North East Local Enterprise Partnership

North Tyneside Business Forum

North Tyneside Council (Inclusive Economy and Business Growth)
North Tyneside Council (Regeneration and Economic Development)
North Tyneside Council (Regeneration)

North Tyneside Council (Regeneration and Transport)
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Appendix 2: Glossary of Terms

Available Employment Land

All available land allocated for employment uses excluding (a) expansion land, (b) land
with empty industrial buildings already in-situ, unless those buildings are time expired, and
(c) special sites allocated for specific employment uses. A minimum size threshold of 0.25
hectare has been adopted.

Available Industrial Floorspace
All floorspace (other than B1 offices) covering the full range of unit sizes.

Employment Land

Sites that are either (a) allocated for employment use in the development plan, (b)
occupied for employment use or (c) formerly in employment use and do not have planning
consent nor are allocated for an alternative use.

Employment Uses

Business, general industry and storage/distribution uses as defined by Classes E(g), B2 &
B8 of the Town and Country Planning (Use Classes) Order as amended in April 2021.
Land could generally be developed for any type of employment use with no distinction
being made between general industrial uses, warehousing and commerce. Employment
uses exclude retail, leisure, residential care facilities, mineral extraction and waste
disposal.

Implied Supply

An estimate of the number of years that it would take to consume available land at
prevailing take-up rates. It is calculated by dividing the amount of available land by the
average yearly take-up.

Immediately Available
Sites that require minor remediation or infrastructure provision, which can be brought
forward for development in less than 12 months.

Requiring Preparation

Sites where major provision of roads and utility services is required and/or where site
assembly, demolition and remediation is required, and which are likely to take at least a
year to bring forward for development.

Specialist Sites

Land that is reserved for specific industry sectors or purposes. Examples include ports,
airports, and major industry clusters. Such sites are considered separately from general
employment sites.

Strategic Highway Network
Motorways and dual carriageways where the national speed limit applies.
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Take-up

The development or first occupation of a site. Take-up occurs 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.

Appendix 3: Sites Matrix
See separate file
Appendix 4: Gross to net ratio

Take-up of employment land is typically recorded on a plot by plot basis, which equates to
a net developable area. To be consistent, availability should be measured on the same
basis. So for some sites, gross to net adjustments may be appropriate. We have
considered each site and estimated the proportion of land likely to be lost to servicing and
landscaping, having regard to typical gross:net ratios achieved on industrial estates and
business parks elsewhere in the region. Research by Lambert Smith Hampton has shown
that ratios range from 100% where a site is in single occupation, to 56% for a business
park on a sloping site with large areas set aside for landscaping and sloping banks
between development plots. A guide to the adjustments appropriate in different
circumstances is set out in the following table.

TYPICAL GROSS:NET RATIOS TO BE APPLIED TO
EMPLOYMENT LAND

Type Ratio  Comment

Serviced plot on industrial estate 100%
fronting road.

Area of land that could easily 100%

subdivide into serviced plots with

road frontage.

Large area of land on industrial 95% Provision for spur road.
estate too big for single scheme,

having regard to other buildings on

estate.
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Major undeveloped part of industrial 90% Provision for roads and

estate or extension to industrial landscaping to one or

estate. more sides.

Small local allocation, requiring 90% Provision for spur road,

infrastructure. but landscaping likely to
be minimal

Level site allocated for industrial 85% Provision for spur road

estate and landscaping.

Site allocated for industrial estate 80% Provision for spur road

where terracing or bunding required and landscaping.

Land allocated for business park 75% Provision for spur road

with high landscape quality extensive landscaping,
balancing ponds etc.

Land allocated for employment use 100%  All land to be taken by

where a single end user could be in single user, surplus

the market. areas to be kept for its
expansion.

Appendix 5: Site assessment criteria
See separate file

Appendix 6: Take up analysis
See separate file

Appendix 7: Demand for sites with river access

Although the River Tyne is no longer the centre of economic activity that it was in its
heyday, there is still marine and offshore industry on both banks of the river. This is a brief
review of those sectors considered to offer the greatest prospects for growth.

Offshore wind generation in particular has strong growth potential, driven by the need to
provide cost effective renewable energy to combat climate change. The government’s
Industrial Strategy 2017 identifies clean growth as one of four areas in which the UK can
lead the global technological revolution and integral to this is the UK’s world-leading
capabilities in offshore wind. The Strategy introduces funding to drive business clusters
where there are existing strengths and collaborations, and recognises that North East
England has a potential global competitive advantage in offshore renewable energy.

The Offshore Wind Sector Deal announced in March 2019 reinforces the aims of the
Industrial Strategy. Over the next decade rapid expansion could see offshore wind’s
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contribution to energy generation increasing from around 7% of British power to more than
30% by 2030, providing 27,000 jobs in the sector. The Deal aims to capitalise on existing
regional clusters “to create more investment and growth in local economies.” The regional
cluster in North East England offers proximity to planned wind farms in the relatively
shallow waters of the Dogger Bank, which when completed in 2026, will be the world’s
largest wind farm. The North East also offers established R&D facilities and a
manufacturing base with specialist capabilities in offshore working, where businesses are
able to diversify into renewables. The government has committed to supporting this
private sector expertise. “To maximise this impact and bolster regional clusters, the sector
will coordinate its approach by working with local and regional agencies, devolved
administrations and economic development agencies to identify areas of comparative
advantage and define the specific infrastructure and investments required to support
increased earning power in local communities.” An important component of supporting
the growth of the sector will be the provision of suitable land and premises, allowing
established businesses to expand and enabling access to new businesses including
SMEs.

Research commissioned by the North East Combined Authority has considered the
resources required for offshore wind projects. The land and premises requirements of
each of four stages - development, equipment manufacture, installation and operation are
considered below.

At the development stage, designers, consultants and regulators are largely London
based, but there is a strong cluster of consultants in the North East. The growth of the
sector will benefit such businesses and may lead to increased premises requirements, but
such businesses typically do not require riverside locations. The North East is home to a
nationally important R&D and testing facility at Blyth, but early aspirations that the Offshore
Renewable Energy Catapult (OREC) would act as a catalyst for the formation of a
manufacturing cluster have yet to be realised. Marine survey businesses operate from
established home ports but an increasing number of visits by survey vessels to North East
rivers are anticipated.

The manufacture of wind turbine generators is currently dominated by a handful of
companies, of which Siemens Gamesa has the largest share of the market. These tier
one manufacturing facilities serve national, European and potentially global markets.
Siemens has invested heavily at Green Port, Hull where it has a 56ha site. GE Renewable
Energy is to open a turbine blade manufacturing plant on the Tees in 2023. Vesta’s
manufacturing plant on the Isle of Wight is supplying the Seagreen project in the Firth of
Forth. Requirements are for large sites with a quay for jack-up vessels to come alongside.
NECA research considered that there was a low probability of attracting an OEM to the
Tyne, but identifies opportunities for fabrication of components, such as towers,
foundations (steel jackets, gravity based or monopile) cables and substations. Contracts
for foundations have previously been awarded to yards on the Tyne, notably BAM at
Neptune Park and Smulders at Hadrian Yard. JDR Cable Systems has subsea cable
manufacturing facilities at Hartlepool, and Wallsend and is constructing another at
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Cambois near Blyth. The growth in offshore wind generation is increasing opportunities for
fabrication along Britain’s east coast, with larger components requiring river or sea access.

During the installation phase, quayside locations are required for assembly as each
turbine is partly or completely preassembled before being taken to the project site. Quays
require sufficient space and load-bearing capacity for the storage and handling of the
turbine components, as well as reasonable proximity to the project site. Examples are
Able’s facilities at Seaton Port on the Tees and on the Humber. The other major
requirement during this phase is for suitable vessels to install the foundations, turbines and
offshore cables, and for support vessels (e.g. for offshore accommodation). The assembly
port must have the capacity to berth and re-supply the vessel fleet. To support these
activities, a skilled offshore workforce will be needed — this may require the presence of
suitable training facilities.

The increasing size and weight of wind turbines, the siting of wind farms in deeper water
and faster installation requirements mean that the size and form of vessels is changing,
this in turn results in changing requirements for port infrastructure. Jack-up Wind Turbine
Installation Vessels (WTIV) have become the industry standard; these have four or six legs
which are positioned on the seabed and then jack the hull out of the water to provide a
stable working platform, the legs typically range from 30—-110 m in length. As wind farm
water depths increase, a greater air draught is required for the vessels to pass beneath
bridges, overhead power lines, etc. effectively restricting the range of riverside locations
that can accommodate them. On the Tyne, overhead power lines cross the river at
Jarrow Slake just to the west of the Tyne Dock Estate this could restrict activities that
could take place at Howdon Yard, the former Dow Chemicals site and other sites further
upstream

Once in operation offshore wind farms need ongoing availability of support vessels able to
transport personnel and parts to the wind farm at short notice. Local ports need to be able
to service these vessels on a 24/7 basis and provide suitable loading/unloading facilities
for replacement parts. The wind farm operator will require a support base at or near the
port to incorporate warehousing facilities for routine spare parts and will also require a
skilled local workforce to carry out operation and maintenance activities — both engineering
and offshore skills are important. Equinor have taken a 35 year lease (with an option to
extend for a further 15 years) at Tyne Dock Enterprise Park, where they are constructing
an Operation and Maintenance base to serve the Dogger Bank windfarms; this will directly
employ 450, and stimulate thousands of further jobs within the supply chain providing
consumables (e.g. lubricants, filters, “wear-and-tear” parts etc.) and specialist services
(e.g. painting/corrosion protection). The Marine School and Offshore Training Centre at
South Shields provides established training facilities.

The growth in the offshore wind sector has stimulated investment in onshore facilities from
the Humber to the Blyth. The Head of Estates at Port of Tyne advises that following
several years of enquiries businesses are now ready to commit to sites. Securing
Equinor's O&M base in 2020 was the Port’s first success but the strength of market
demand means that the Port is optimistic about securing further investment. The strategy
of the Port has changed from expansion of its estate, to investing in those sites with
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access to deep water quays and which are best placed to compete for businesses serving
this rapidly growing sector. The filling of Tyne Dock and the purchase of the McNulty yard
have provided the Port with additional riverfront land which it has prepared for
development. This is now being complimented by investment in the former coal terminal
to create the Tyne Renewables Quay some 10 hectares of land with a 170 meter quay,
with 13 metre depth.

Decommissioning of oil and gas infrastructure is also recognised as a sector with
growth potential. The 1998 OSPAR Convention controls the disposal of offshore
installations; it requires all topsides and those substructures weighing less than 10,000
tonnes to be brought to shore for reuse, recycling or disposal. Heavier substructures are
to be assessed individually. According to OSPAR, some 1,546 oil and gas related
structures have been installed for production in European waters since 1967. The majority
of these are in UK (50%) and Norwegian (33%) waters. Whilst 142 structures (9%) had
been decommissioned by 2013, the vast majority are still operational.

Various projections of the scale and timing of decommissioning opportunities have been
made; early estimates were of a large number of rigs requiring decommissioning within a
relatively short period, but subsequent forecasts have shown a progressive postponement
of work as operational lives of some infrastructure has been extended. Decommissioning
activity is driven by age of structure, government/regulatory requirements and economic
climate. There is also evidence that levels of decommissioning decrease in response to
rising oil and gas prices. North East decommissioning activity is largely focused on the
Tees at Able UK’s Seaton Yard, but there has been activity on the Tyne (e.g. Swans) and
other facilities on the Tyne are hoping to secure contracts.

Fabrication, modification and maintenance of vessels. NECA’s research notes that
the growth in offshore wind farms and decommissioning of offshore oil and gas
infrastructure will result in increased demand for ship maintenance and repair, providing
opportunities for business such as A&P Tyne which has the largest dry dock on the east
coast of England. Requirements for quayside steel fabrication services including, for
example, modifications of WTIV to extend jack-up legs and conversion of vessels to take
larger turbines, provide opportunities for the Tyne to establish itself as a mobilisation
centre.

In September 2017 an independent report commissioned by the government to inform the
National Shipbuilding Strategy (NSBS) was critical of the naval procurement process and
recommended fundamental changes to the way in which the MoD acquires new vessels.
To break the current monopoly and to support regional shipyards the report recommended
a distributed block building strategy, whereby modular sections and other components
would be constructed in shipyards around the UK before being assembled at a single
facility. This would improve the pace of build, allow consortia to bid for work and provide
steadier workflows and improved efficiencies for smaller shipyards, thus helping to meet
the objectives of the government’s industrial strategy. Under the NSBS the Royal Navy
are to outline their vessel requirements for the next 30 years providing industry with
strategic direction, and there is a commitment to build warships in the UK whilst other
naval vessels would be subject to open competition but with UK shipyards preferred. The

Pg7/8 Lichfields.uk
26081373v1



North Tyneside Employment Land Review 2023

Appendices 1, 2, 4 and 7

NSBS strategy will provide increased opportunities for fabricators such as A&P Tyne and
WD Close, which has experience of modular construction of naval vessels, including
sections of aircraft carriers and nuclear submarines.

The government’s commitment to increasing the proportion of renewable energy is
resulting in strong growth in the offshore wind sector where technological advances have
led to the comparative cost of energy generation fall rapidly. Other offshore renewables -
wave and tidal are still in their infancy and costs of production are high, but the North East
provides an established cluster of manufacturing and offshore industry which can support
their development. Decommissioning of offshore infrastructure is also expected to grow
though few sites on the Tyne are likely to be suitable. Overall however the emerging
opportunities in growth sectors can be expected to outweigh contractions in other sectors
leading to an increased demand for sites, premises and skills. Whilst not all requirements
will be for riverside land, much of the demand, particularly for larger sites, will require
access to deep water. Some of this additional demand will be accommodated by more
intensive use of land that is currently in operational use, but examples of land being
brought forward to meet this growing demand can be found on the Humber, Tees, Tyne
and Blyth.

In 2020 the Covid-19 pandemic hit the economy and caused severe disruption to shipping,
which had a detrimental impact on the Port’s profits and the amount available to invest in
site preparation. But trade subsequently recovered, and container traffic through the Port
has grown substantially. Despite concerns about Brexit, Nissan recently committed to
using the Port to export cars for a further 15 years; this new contract allows for multi-storey
parking to be constructed to enable the more efficient use of land within the port estate,
freeing up sites for alternative uses.

The Port of Tyne dredges the river to maintain a depth of 5.2 metres below Chart Datum
(CD) from Jarrow Staithes jetty to Newcastle Offshore Technology Park, and 6.0 metres
between Jarrow Slake and Jarrow Staithes. At Jarrow Slake overhead electricity cables
across the Tyne restricting air draught to 85.7m at Mean High Water Springs (MHWS).
This was increased from 64m in 2017. This restricts some marine and offshore operations
on sites upstream of the cables.
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