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International Advanced Manufacturing Park (IAMP)
Green Belt and Site Selection Options Paper

Executive Summary

The Green Belt and Site Selection Options Paper is one part of the process in
preparing the Area Action Plan (AAP) for the International Advanced
Manufacturing Park (IAMP). The AAP will be a statutory document which will
set out the planning policies that will apply to IAMP covering an 18 year
timeframe from 2015 to 2033; it will form part of the Local Plan for Sunderland
City Council (SCC) and South Tyneside Council (STC).
The Green Belt and Site Selection Options Paper sets the context for the AAP
presenting the vision, objectives, and a range of IAMP site options for
consultation. It builds on the ‘IAMP for the North East Region Consultation’
which took place in February to March 2015. The preferred site option will then
be taken forward in the IAMP AAP. In respect of planning permission for the
scheme, the IAMP has been designated by the Secretary of State as a project
which is “Nationally Significant” (September 2015) and will be progressed as a
Development Consent Order (DCO).
SCC and STC commissioned Pricewaterhouse Coopers LLP (PWC) to prepare a
‘Strategic Employment Study’ (August 2013) to identify potential market demand
for strategic employment sites within the two local authority areas and more
widely across the North East in order to inform the Sunderland and South
Tyneside City Deal (approved March 2014). This Study identified demand up to
2033 for up to 569,000 sq m (GIA) of development on approximately 150ha
comprising the automotive, advanced manufacturing and distribution sectors. The
City Deal focuses on the first phases of delivery up to 2027 with a development of
260,000 sq m on 100 ha.
In order to meet the needs of the automotive, advanced manufacturing and
distribution sectors, locational factors relating to site size, adjacency to the
established automotive cluster, transport links and availability have been used to
assess potential locations across the North East. These potential locations have
been sourced using information from both Councils along with both the SCC and
STC Employment Land Reviews and Development Plans. When all these factors
are taken into account the most appropriate location broadly aligns with the area
identified as ‘Site B’ in the previous consultation i.e. the area immediately to the
north of Nissan. This area performs the best against the locational criteria as it is
able to accommodate large scale floorplates and it fulfils the required size criteria
of being between 100ha and 150ha; furthermore the area has good accessibility to
the strategic road network and in particular the A19; the area is in private
ownership and available; and finally, the area is located closest to the established
automotive cluster.
A technical review of matters relating to transport, utilities and infrastructure,
environment and ecology, flood risk, landscape, geotechnical and planning policy
has been carried out in this Paper. These informed an assessment of Strengths,
Weaknesses, Opportunities and Threats for the IAMP proposal in the broad
location north of Nissan. The key strengths are the opportunities created by the
improvements to the road network. In ecology terms IAMP could be the instigator
for improvements to the area. In terms of flood risk, IAMP creates opportunities
| Revised Final | 12 November 2015
C:\MATT\IAMP - GREEN BELT AND SITE SELECTION OPTIONS PAPER FINAL REVISED 121115.DOCX

Page 1

Sunderland City Council and South Tyneside Council

International Advanced Manufacturing Park (IAMP)
Green Belt and Site Selection Options Paper

to incorporate sustainable drainage systems, water conservation technologies, and
green infrastructure into the area. Opportunities are also presented in landscape
terms with the potential to enhance wildlife corridors, enhance habitats and create
a framework of woodland. Potential weaknesses which need to be considered are
existing congestion problems with the road network, the need to either divert or
avoid the numerous overhead power cables that are present in the area, the risk of
contamination or pollution from the development entering the River Don and the
potential for an increase to the downstream flood risk.
The broad location north of Nissan identified as most appropriate for IAMP is
designated as Green Belt. The National Planning Policy Framework (NPPF) states
that established Green Belt boundaries can only be altered in 'exceptional
circumstances' and inappropriate development within the Green Belt should only
be approved in 'very special circumstances'. A Green Belt assessment has been
undertaken of the Green Belt in this area to consider the degree to which areas or
parcels of land perform against the five purposes of Green Belt set out in the
NPPF. The assessment concludes that on the whole, development within the area
to the North of Nissan would have minor to moderate adverse impact on the
Green Belt but with the potential for mitigation. Those parcels which are located
adjacent to the urban area and Nissan would have a lesser adverse impact in
comparison to those parcels which are detached from the urban area.
Based on the review of the objectives set out in SCC and STC’s planning and
strategic documents, this Paper proposes the following vision statement for
IAMP:
A nationally important and internationally respected location for advanced
manufacturing and European-scale supply chain industries. A planned and
sustainable employment location that maximises links with Nissan and other high
value automotive industries as well as the local infrastructure assets, including
the ports, airports and road infrastructure. An attractive working environment
that creates the conditions in which businesses can establish and thrive and where
people choose to work. A unique opportunity for increased job and business
creation and the promotion of regional prosperity whilst taking advantage of
natural assets and green infrastructure including the River Don corridor.
Following the baseline technical review and consideration of the emerging vision
and objectives, three concept options have been progressed based on the preferred
‘Site B’.
Option 1 shows a scheme north of Nissan, in two connected parts along the A19
Corridor. The total development area is shown as 174ha. The River Don is at the
centre of the scheme, providing a central focus for a green corridor and providing
a good setting for a central hub. The scheme has a strong commercial identity
facilitated by a frontage along the A19 corridor and is built upon a new road
connecting the A1290 to the A184.
Option 2 shows a scheme crossing diagonally across the River Don on a north
west to south east axis. The total development area is 170ha. The River Don is at
the centre of the scheme, providing a central focus on the green corridor. A hub is
located on land directly to the north of the main Nissan site, which would help the
| Revised Final | 12 November 2015
C:\MATT\IAMP - GREEN BELT AND SITE SELECTION OPTIONS PAPER FINAL REVISED 121115.DOCX

Page 2

Sunderland City Council and South Tyneside Council

International Advanced Manufacturing Park (IAMP)
Green Belt and Site Selection Options Paper

site integrate with the existing economic activities at Nissan. This Option has
good connections to the A184, A194 and the A19 which will be beneficial during
the construction but also once IAMP is operational. The scheme increases the link
to Follingsby to improve access in this area.
Option 3 is along an east-west axis in the southern part of the area. The total
development area is 170ha. This option allows for a generous buffer to the River
Don, safeguarding the existing wildlife habitats. A hub is located on land directly
to the north of the main Nissan site, which would help the site integrate with the
existing economic activities at Nissan. The scheme could be serviced by the
existing A1290 road.
These three options will form the basis of the consultation on the Green Belt and
Site Selection Options Paper. Following the close of the consultation all responses
will be reviewed and will be used to inform the development of a preferred
option, alongside the sustainability appraisal, the policy review, and the viability
and deliverability considerations. A draft AAP will be produced which will set out
the planning policy framework for the delivery of the IAMP proposal. Further
consultation will be undertaken throughout these stages, including statutory
consultation on the proposed or ‘Submission’ AAP. The AAP will be the subject
of an Independent Examination by the Planning Inspectorate, and if found
‘sound’, the AAP will be adopted by the Councils as part of their development
plan.
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Introduction

2.1

Introduction

International Advanced Manufacturing Park (IAMP)
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The Green Belt and Site Selection Options Paper is one part of the process in
preparing the Area Action Plan (AAP) for the International Advanced
Manufacturing Park (IAMP). The AAP will set out the planning policies that will
apply to IAMP. The purpose of the Green Belt and Site Selection Options Paper is
to:
•

Set the context for the Area Action Plan (AAP) by providing information
on the demand for IAMP, the site selection criteria, analysis of alternative
sites across the North East LEP area, Green Belt analysis and a technical
assessment of potential sites.

•

Present the vision, objectives, and a range of IAMP site options for
consultation. The preferred site option will be taken forward in the IAMP
Area Action Plan.

•

Build on the ‘IAMP for the North East Region Consultation’ which took
place in February to March 2015, taking into account comments on initial
views and preferences on a range of key issues.

2.2

Planning for IAMP

The IAMP Area Action Plan will be a statutory document which forms part of the
Local Plan for Sunderland City Council (SCC) and South Tyneside Council
(STC). The AAP will cover an 18 year timeframe from 2015 to 2033. The
analysis reported in this document suggests that within this period, the IAMP
AAP will plan for:
•

568,000 sq m Gross Internal Area (GIA) development;

•

Aimed primarily at the automotive, advanced manufacturing and related
distribution sectors;

•

On a site of approximately 150 hectares (ha).

In respect of planning permission for the scheme, the IAMP has been designated
by the Secretary of State as a project which is “Nationally Significant”
(September 2015) and will be progressed as a Development Consent Order
(DCO).

2.3

Green Belt and Site Selection Options
Consultation

The Green Belt and Site Selection Options Paper presents a summary of the
evidence supporting the IAMP proposal. This is set out in the following section:
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•

Section 2: describes the previous consultation and responses in relation to
the IAMP proposal

•

Section 3: reviews relevant economic and planning strategies to ensure the
IAMP proposals meet the overall strategic objectives for Sunderland and
South Tyneside Councils.

•

Section 4: provides an analysis of demand. It presents the current and
future position of the automotive sector in Sunderland and South Tyneside
including forecast demand and growth; preferred site criteria for the
automotive sector and associated supply chain; and a review of alternative
locations across the North East; and the need to consider Green Belt
locations for IAMP.

•

Section 5: the Green Belt Analysis details the contribution that land to the
north of Nissan makes to the purposes of Green Belt as defined in the
National Planning Policy Framework.

•

Section 6: sets out a summary technical review of issues. It provides a
summary of the strengths, weaknesses, opportunities and threats to be
taken into consideration when reviewing the proposed IAMP site options.

•

Section 7: describes the proposed vision and objectives for the IAMP
proposals

•

Section 8: sets out three options for the site location and high level design.

2.4

Sustainability Appraisal and Habitat Regulations
Assessment

The IAMP proposal is subject to a Sustainability Appraisal (SA). This will
comprise the Strategic Environmental Assessment (SEA) and the SA of economic
and social effects. The role of an SA is to promote sustainable development by
assessing potential alternatives to help achieve the necessary environmental,
economic and social objectives.
The SA is a statutory requirement and will primarily be built on the SAs
developed for each Councils’ Local Plans. It will cover the options for the
location of IAMP (in order to allow SA of the locations previously consulted upon
in February/March 2015), issues and options for the main spatial layout of the
AAP for the site north of Nissan and the options within the policies and proposals.
The SA is undertaken on an ongoing basis and the method will be applied to the
development of the AAP. The SA Draft Report will be produced following the
development of the AAP, and will be published alongside the draft AAP for
public consultation.
Independently to the SA process, a Scoping exercise will be carried out to
determine the need for a Habitats Regulations Assessment. It is not a statutory
requirement to produce a Scoping report but this is the typical way to enable
consultation on the appraisal methodology. Statutory consultees must be consulted
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but there is no requirement for the public to be consulted, although usually there is
some form of public consultation.

2.5

Consultation Process

Consultation on this Green Belt and Site Selection Options Paper aligns with the
consultation process set out in the Sunderland City Council (SCC) and South
Tyneside Council (STC) Statements of Community Involvement. This
consultation is at the ‘Issues and Alternative Options’ stage, as set out in the
Councils’ Statements of Community Involvement and is covered under ongoing
engagement (Regulation 18).
There has been previous early consultation on the proposals for IAMP, which
have included some consideration of site requirements and location. The findings
from this consultation have informed the work presented in this report. A
summary of the earlier consultation and the findings is presented in the Section
below.

| Revised Final | 12 November 2015
C:\MATT\IAMP - GREEN BELT AND SITE SELECTION OPTIONS PAPER FINAL REVISED 121115.DOCX

Page 6

Sunderland City Council and South Tyneside Council

3

Previous Consultation

3.1

Introduction
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This section considers the historic consultation which has taken place in relation
to the IAMP proposal and the responses received to this. Public consultation on a
range of initial key issues, options and alternatives for the proposed IAMP took
place between 23 February and 27 March 2015. The consultation events were
attended by 35 people, including local residents, landowners, business interests
and developers/agents. Scheme leaflets and consultation questionnaires were
available at Council offices and libraries in Sunderland and South Tyneside, local
newspapers and Council newsletters. Information was also available on the
Councils’ websites. The following section summarises the responses to the
questions set out in the consultation leaflet. A more detailed summary and
analysis of the consultation findings will be published separately.

3.2

Summary of Response to February – March 2015
Consultation Questionnaire

Questionnaire responses were received from 81 people, the vast majority received
from local residents. Three other written responses were also received. The
consultation questions and a summary of the responses are set out below:
Question 1: How big should the International Advanced Manufacturing Park be?
The analysis concluded that the moderate growth scenario was the most likely and
that if additional land was not provided then new investment and job growth
would be lost from the region.
Question 1a – Do you support the business case for the international advanced
manufacturing park in terms of the need for jobs and, in particular, the potential
for growth in the automotive and advanced manufacturing sectors in the region?
The analysis concluded that the majority (77%) of respondents support the
business case for IAMP. A total of 21% of respondents did not support the
business case, whilst 2.2% did not respond.
Question 1b – Which of the following three economic growth options should be
provided for by the international advanced manufacturing park?
Growth options included:
‘pessimistic’ — assumed a long period of on-going recession for the North East
combined with structural changes in the international automotive industry that
would result in the relocation of some production away from the region, with
limited additional large-scale employment land required to support economic
growth;
‘moderate’ — identified scope for significant growth requiring an international
advanced manufacturing park of around 140-150 hectares (ha) in size, supporting
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the automotive and other advanced manufacturing sectors, renewable and offshore
energy industries, plus distribution and logistics related to the automotive sector;
‘very optimistic’ — a large-scale growth scenario requiring an international
advanced manufacturing park of around 300 ha in size, focused on the automotive
sector, other advanced manufacturing, renewable and offshore energy
technologies, with related distribution and logistics.
Overall, 48% of respondents preferred the moderate/City Deal scenario, followed
by very optimistic (21%) and pessimistic (12%). Those that answered ‘yes’ to
Q1a preferred the moderate/ City Deal scenario option (68%), followed by very
optimistic (31%) and pessimistic (1%). Those that answered ‘no’ to Q1a preferred
moderate/ City Deal scenario option (29%), followed by pessimistic (11%) and
very optimistic (0%)
A total of 42 people provided written reasons and comments in relation to their
preferred choice.
Question 2 – Do you agree that the Sunderland-South Tyneside area is the most
appropriate location for the identified employment land requirements to support
economic growth in the automotive and advanced manufacturing sectors?
21 people provided written reasons and comments in relation to the location of the
proposed IAMP. A total of 77% agreed that Sunderland – South Tyneside is the
most appropriate location for IAMP. A number of respondents (23%) did not
agree that this was an appropriate location.
Question 3: Where should the International Advanced Manufacturing Park be
sited within this Sunderland-South Tyneside area?
Focusing on the identified Sunderland-South Tyneside primary area of search,
options were considered for land to the north of the Nissan plant, south of the
A184, west of the A19 and east of the A194 and the former Leamside railway
line. This analysis involved the consideration of physical and environmental
factors, including the need to retain separation between settlements, to identify
potential locations for an international advanced manufacturing park of around
100-150ha in size.
Three alternative approaches to the location of IAMP were put forward:
•

Site A: 100-150ha site east of the former Wardley Colliery Disposal
Point

•

Site B: 100-150ha site on land to the immediate north of the Nissan
plant

•

Site C: A dispersed allocation across the two sites
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Figure 1.1 – Indicative Maps Showing the alternative IAMP locations previously
consulted upon

Table 1.1: Question 3 Responses
Site

Yes

No

Site A

25

31

Site B

54

14

Site C

10

39

Table 1.1 shows Site B (land to the north of Nissan) was considered to be the
most appropriate location by respondents, followed by Site A (Wardley) and Site
C (Dispersed across the two sites).
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Context Review

4.1

Overview
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A review of the strategy and policy context has been carried out for the IAMP to
identify the corporate visions and strategies that Sunderland City Council (SCC)
and South Tyneside Council (STC) and other strategic partners have outlined for
the area. The review allows comparisons to be seen between the two Councils’
strategy documents. Other strategic documents, such as the City Deal, have been
reviewed where they are common to both Sunderland and South Tyneside.
The documents that have been reviewed are:
•

South Tyneside Local Development Framework

•

South Tyneside Local Plan

•

Shaping Our Future – South Tyneside Council Strategy 2013-2016

•

South Tyneside Vision 2011-2031 Change is Happening – Delivery Plan
2013-2016

•

Sunderland Unitary Development Plan

•

Sunderland Local Plan - Core Strategy and Development Management
Policies - Draft Revised Preferred Options

•

Sunderland Corporate Plan 2012/13 – 2014/15

•

Sunderland Economic Masterplan

•

Sunderland City Deal

•

Sunderland Community Strategy 2008-2025

•

A Strategic Economic Plan for the North East

A comprehensive review of each document is provided in Appendix A.

4.2

Summary of Analysis

The high level strategies have been identified along with the general vision for
each document. Information has also been analysed based on three themes
relevant to IAMP which enables comparisons to be easily made between the
documents. The key themes are:
•

Economy and Location

•

Infrastructure; and

•

Investment.

The review demonstrated that both SCC and STC as well as wider sub-regional
and regional partners are in support of the IAMP development as both have
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policies which will enable it to occur. The social context of both areas is a clear
factor in wanting to increase the employment and economic opportunities through
the IAMP site. This is because the economic growth is expected to improve
quality of life and provide further employment opportunities.
The Sunderland City Deal and Strategic Economic Plan for the North East include
and promote the concept of IAMP. The emerging Sunderland Local Plan supports
IAMP and seeks to enable its delivery. Sunderland also has the Corporate Plan
and the Sunderland Economic Masterplan that are relevant to IAMP. STC has a
Core Strategy that was adopted in 2007 and therefore pre-dates thinking on
IAMP, although their LDF’s Site-Specific Allocations document adopted in 2012
acknowledges the possible future need to review the Green Belt and the potential
for a strategic employment site north of Nissan. The emerging South Tyneside
Local Plan will provide support for IAMP.
All of the documents reviewed in principal support the IAMP concept due to the
benefits it will bring to the area, and the sub region, particularly the creation of
jobs and economic growth and it is anticipated that it will attract further inward
investment.
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5.1

Introduction
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The purpose of this chapter is to outline demand for an IAMP, understand the
locational criteria and set the context for the site selection options.
The following information sources have been used to inform this chapter:
•

Sunderland and South Tyneside Strategic Employment Study (PWC,
August 2013).

•

Sunderland City Deal – In partnership with South Tyneside (Sunderland
City Council, South Tyneside Council and North East Local Enterprise
Partnership, approved March 2014).

•

International Advanced Manufacturing Park – Impact Analysis. Topic
Paper: Employment Land (Arup, August 2015).

•

An International Advanced Manufacturing Park for the North East Region,
Consultation Questionnaire (Sunderland City Deal in partnership with
South Tyneside, February 2015).

•

IAMP – Commercial Context [compiled by Sunderland City Council]
(issued to Arup on 15 June 2015).

•

North East Automotive Alliance Presentation (June 2015).

The chapter is structured under the following headings of demand; locational
criteria; assessment of potential sites and summary. This chapter firstly details the
demand for an IAMP using information from the Strategic Economic Plan and
PWC ‘Strategic Employment Study’ to define the scale, number of jobs and
delivery timeframe. The chapter then sets out the locational criteria to meet the
needs of the growth sectors identified by PWC. Section 4.2.8 provides an
assessment of potential sites across the North East drawing on information from
the employment land topic paper. Finally the chapter summarises the findings for
the Green Belt and Site Selection Paper based on the conclusions of the
assessment.

5.2

Demand for an International Advanced
Manufacturing Park

5.2.1

Manufacturing in the North East

Across the North East, the NELEP Strategic Economic Plan (SEP) recognises
sector strengths in chemicals, petro-chemicals, advanced manufacturing including
automotive production, and financial and professional services. Under
“Manufacturing renaissance” the SEP identifies advance manufacturing and low
carbon as particularly important sectors for the NELEP area, and identifies
amongst other locations the key location on the A19, in “…providing current and
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future opportunities, especially through the North East Enterprise Zone to provide
the necessary physical economic infrastructure to support the growth of these
related sectors.”
The North East of England is a nationally recognised centre for the automotive
industry and represented 30% of UK vehicle plant output in 2014 (North East
Automotive Alliance, June 2015). Nissan is a major employer in the North East
and the Sunderland plant is a good example of a national and regional success in
manufacturing. Since securing the Nissan plant in 1985 Sunderland now hosts the
UK’s largest and most productive car plant along with a thriving cluster of more
than 25 tier 1 automotive suppliers 1. Sunderland has become Nissan’s most highly
regarded European plant with a reputation for high productivity and adaptability.
Nissan currently employs circa 7,000 people on the site with Nissans tier 1
suppliers across the North East employing around 12,000 people 2.
Nissan has been the largest car plant in the UK for 14 years and the largest
exporter for 12 years. The Sunderland plant produces 35.7% of UK automotive
exports amounting to 81% of plant production (343,000 units). Total capital
investment in the plant over the last 15 years exceeds £3.5 billion and £400
million has been invested to date in electric vehicle production 3. Overall
production surpassed 500,000 vehicles in 2013 and is set to expand further, with
the vast majority of these manufactured for export. Sunderland's current
trajectory will take it through the 600,000+ cars a year barrier and is on track to
become one of the world's largest car plant complexes. 4
The recent announcement by Nissan in September 2015 to invest £100 million in
the Nissan Sunderland plant reflects the company’s commitment to the North
East. Nissan have decided to build a new version of the Juke model at the
Sunderland plant with the manufacture of around 200,000 vehicles. The use of
common components means up to 2 million cars could be built using the Juke
platform increasing plant production and benefitting the wider supply chain 5. The
new investment will secure 6,700 jobs at the plant and more than 27,000 jobs in
the supply chain 6.

5.2.2

Demand for IAMP

In order to understand future growth opportunities from key industrial sectors in
the region, Sunderland City Council (SCC) and South Tyneside Council (STC)
commissioned Pricewaterhouse Coopers LLP (PWC) to identify potential market
1

NE Automotive Alliance Presentation (June 2015)
IAMP – Commercial Context [compiled by Sunderland City Council] (issued to Arup on 15 June
2015).
3
IAMP – Commercial Context, Sunderland City Council (June 2015)
4
The Motor Industry in the UK: A Cool Shower of Reality (2014), Prof D Garel Rhys CBE Cardiff
University Business School - Commissioned by MAKE it Sunderland
2

5

http://www.sunderlandecho.com/news/business/nissan-juke-decision-a-massive-vote-ofconfidence-in-sunderland-1-7443662
6

http://www.bbc.co.uk/news/business-34136541
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demand for strategic employment sites within the two local authority areas and
more widely across the North East. The purpose of the ‘Strategic Employment
Study’ (PWC, August 2013) was to support the Councils in their preparation of a
City Deal bid which would build on the success of the North East Enterprise Zone
by being attractive to national and international investment.
The current Enterprise Zone around the Nissan factory has proved attractive to the
market and there is currently more live/active enquiries for sites than there is
remaining land available. This highlights the benefits of the location for investment
in employment uses.
PWC assessed future trends across high growth industries in the North East
focusing the study on automotive, advanced manufacturing / engineering,
distribution and off-shore renewable sectors. Three alternative growth scenarios
were modelled using production and sales forecasts to identify potential
floorspace demand up to 2033:
•

Very optimistic scenario: a large scale growth scenario requiring an
advanced manufacturing park of around 300 hectares (ha);

•

Moderate scenario: scope for significant growth requiring an advanced
manufacturing park of around 140 – 150 ha; and

•

Pessimistic scenario: assuming a long period of on-going recession for the
North East combined with structural changes to the automotive industry
and re-location of production away from the region.

The scenarios PWC modelled are detailed in the following table.
Table 4.1: PWC Economic Scenarios
Scenario

Automotive

Advanced Manufacturing

Distribution

Very
Optimistic

Step increase in
production at Nissan
facility and
associated supply
chain (particularly
Electric Vehicle
production) due to
increased demand
from overseas
markets.

Market entry of two average
sized chemicals companies
and expansion of a
chemicals company already
in situ. Plus small advanced
manufacturing companies
entering the market every 3
years. Development of a
new university facility to
support R&D and training
needs for the automotive and
advanced manufacturing
sectors.

Market entry of a
large scale retail
distributer and
additional smaller
scale retailer or
manufacturer.

Moderate

Steady increase
production in the NE
focused on the
existing Nissan
operations and

Market entry of two average
sized chemicals companies
and expansion of a
chemicals company already
in situ. Plus small advanced

Staggered market
entry of 3 smaller
retailers or
manufacturers who
are attracted by the
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Automotive

Advanced Manufacturing

Distribution

supported by a
number of supply
chain moves
incentivised by the
availability of an
appropriate
development zone.

manufacturing companies
entering the market every 3
years.

infrastructure and
facilities offered.

Marginal decline in
NE production
resulting from supply
moving to underutilised plants in
Europe.

Market entry of an average
scale chemicals provider to
support production of
batteries for electric cars.

No growth assumed.

The forecast demand taken forward from the PWC ‘Strategic Employment Study’
(August 2013) is based on the ‘moderate view’. It identifies the requirement for an
Advanced Manufacturing Park as:
•

569,000 sq m Gross Internal Area (GIA) with a total land requirement for
approximately 150ha;

•

Comprising of 105.5ha for the automotive sector, 13.4ha for the advanced
manufacturing sector; and 23.5ha for the distribution sector;

•

To provide approximately 9,000 jobs with delivery over 20 years from
2013 – 2033;

The moderate scenario is viewed as the most achievable and was used to inform
the Sunderland and South Tyneside City Deal (approved March 2014). The
‘IAMP Consultation Questionnaire’ (February 2015) states:
“The analysis concluded that the moderate growth scenario was the most likely
and that if additional land was not provided then new investment and job growth
would be lost from the region. This analysis informed the original joint City Deal
bid for an international advanced manufacturing park in the region of 100
hectares, providing around 5,200 jobs, but with the possibility to allow scope for
potential longer-term expansion up to around 150 hectares.”
The City Deal focuses on the first phases of delivery up to 2027, with the
development of 261,250 sq m of B1, B2 and B8 uses over 100ha, creating
approximately 5,200 jobs.

5.2.3

Job Density Options

The floor space and resultant land requirement for IAMP are based on the
assumptions set out in the PWC Report (August 2013), as described above. In
order to define more precisely the anticipated floorspace requirement (particularly
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around the B2 and B8 uses) and to determine the potential jobs growth delivered
by IAMP, a range of job density options are currently being modelled by the
Councils.
Whilst it is important to take account of job densities from recognised sources
such as the Employment Densities Guide 2nd Edition (HCA, 2010), it is
considered appropriate that local circumstances and local employment types are
considered and should be applied to reflect future demand in the North East. The
job density options applied for IAMP will be based on local evidence from
automotive, advanced manufacturing and distribution companies based in the
North East.
It is likely that when this work has been completed, including market testing, that
the floorspace requirement may increase from the c260,000 sq m figure quoted
above to allow for businesses that operate at a relatively high level of sq m per
employee, particularly in the distribution sector.

5.2.4

Market opportunities

The PWC ‘Strategic Employment Study’ (August 2013) recommended the
majority of demand (around 75%) would originate from the automotive sector,
supported by demand from advanced manufacturing, distribution and offshore
renewables. This is evidenced by forecast growth in the automotive industry
through to 2019, coupled with the UK presenting an attractive option for
production. The Department for Business Innovation and Skills (BIS) automotive
strategy estimates that supply chain production worth £3 - 4bn could be brought
within the UK.
At present the Nissan plant is increasing its production with a 25,000sq m increase
in floor space and a move to a 3 shift, 24hr production pattern (increasing from 2
shifts). The plant is also diversifying into new luxury and electric vehicle
production. The plant currently assembles the Qashqai, Juke, Note and Leaf
models with the luxury Infiniti model being introduced in late 2015, and the new
Juke model planned for 2017. 7
The Nissan production processes require certain supply activities to be located as
close to the plant as possible. In recent years, an increasing number of Nissan’s
suppliers have located not only in the North East, but on the factory site, while
remaining independent businesses. The opportunities that are presented from this
are already starting to materialise with the location and successful take-up of the
Low Carbon Enterprise Zone, located close to the Nissan site. The Enterprise
Zone includes a 40,500 sq m logistics facility providing supply support to Nissan
and other local manufacturers.
Nissan’s supply chain has seen significant growth recently in response to securing
the production of new models (particularly the all-electric LEAF and the luxury
lnfiniti). According to information provided by SCC and STC there is the
potential for further growth in tier 1 and tier 2 suppliers located in the North East
7

http://www.sunderlandecho.com/news/business/nissan-juke-decision-a-massive-vote-ofconfidence-in-sunderland-1-7443662
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from the relocation of suppliers from outside the region. Currently Nissan sources
around £0.67 billion worth of components annually from outside the North East.
Those suppliers that locate in the North East are not just dependent on Nissan,
evidence shows suppliers are also securing contracts with other automotive
manufacturers from outside the region 8.

5.2.5

Review of Development Enquiries

Demand for large scale employment sites for manufacturing and distribution uses
is not limited to growth from Nissan. Since the commencement of the Strategic
Employment Study (August 2013) the Councils have been monitoring demand
from businesses whose requirements would be met by the development of the
IAMP. This is an ongoing process with business requirements informing the
master planning and process in terms of site requirements. A review of enquiries
made to SCC and STC shows demand for large floorplate developments over
2,000 sq m or sites greater than 1 ha amount to a total property requirement of
152,500 sq m with a total land requirement of 171ha 9.

5.2.6

Locational criteria

Taking account of market and locational requirements PWC identified key criteria
relating to the future needs of the automotive, manufacturing and distribution
sectors seeking to locate in the North East.
“The combination of size, proximity to existing industry, transport links and
availability makes these sites the most suitable for investment according to the
demand study and needs analysis carried out by the consultant team.”
(Sunderland City Deal, March 2014)
The IAMP Consultation Questionnaire (February 2015) confirms the key criteria
relevant to the automotive and related supply chain.
“The evaluation of a range of key criteria (transport, size, suitability, location,
adjacency, ecology and planning issues) suggested…the most appropriate
location for providing for the identified sectoral growth needs and opportunities,
particularly in the automotive and related supply-chain sector…”(IAMP
Consultation Questionnaire, February 2015)
Based on this information the locational criteria are summarised as:
•

Site size (including ability to accommodate large scale floorplates);

•

Adjacency to industry (to support the trend of near shoring and close
proximity of supply chains);

•

Transport links; and

8

IAMP – Commercial Context [compiled by Sunderland City Council] (issued to Arup on 15 June
2015).
9
IAMP – Commercial Context [compiled by Sunderland City Council] (issued to Arup on 15 June
2015).
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Site availability.

Ecology and planning issues have been addressed elsewhere within this Green
Belt and Site Selection Paper.
Site Size
Using the moderate scenario the PWC ‘Strategic Employment Study’ (August
2013) forecasts demand for around 150ha from the automotive, advanced
manufacturing and distribution sectors. Based on a review of enquiries by PWC,
these sectors require accommodation on large scale floorplates ranging from
9,000 to 37,000 square metres 10, depending on the nature of operations.
In order to meet forecast demand and provide an attractive location to the target
sectors IAMP needs to be of sufficient scale to enable development to meet these
requirements. Therefore the overall site is required to be between approximately
100ha and 150ha.
Adjacency
Adjacency is an important factor when considering the appropriate location of an
Advanced Manufacturing Park to meet the needs of the automotive sector. The
‘Strategic Employment Study’ (PWC, August 2013) states: “The trend towards
near-shoring of suppliers close to OEM’s [Original Equipment Manufacturer]
will continue.”
The location of Nissan’s supply chain is also reflected on in the Employment
Land Review Topic Paper (Arup, August 2015): “Nissan has attracted a large
supply chain. Because there has been no discernable plan to make provision for
that supply chain, over the 25 years or so of production, some suppliers are
located close to the manufacturing plant, others at a longer distance.”
Nissan has a complex supply-chain with goods sourced from around the UK and
continental Europe including France, Spain, Italy and Germany. The supplier
network also extends outside Europe to Japan, China, Mexico, India, Thailand and
the USA. The move towards ‘near shoring’ of suppliers shows there are
significant opportunities to attract suppliers from overseas as opposed to
displacing existing companies from elsewhere in the UK.
Figure 4.1 shows the current location of tier 1 suppliers linked to Nissan with the
majority of suppliers being located within 5 miles of the Nissan plant. This is
demonstrated by the successful take up of the Low Carbon Enterprise Zone with
occupiers including Vantec, a Nissans tier 1 supplier.

10

Strategic Employment Study (PWC, August 2013)
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Figure 4.1 – Tier 1 Suppliers

Source: http://www.thejournal.co.uk/business/business-news/mapped-nissans-supply-chain-huge7254559

The ‘Strategic Employment Study’ (PWC, August 2013) supports the view that
adjacency is critical for the automotive sector. It considers development of an
IAMP in close proximity to the existing automotive cluster around Nissan as the
optimal location in the region to capture growth opportunities and provide
significantly more land for development, delivering a major increase in
manufacturing capacity for the region (IAMP Employment Land Topic Paper,
Arup, August 2015).
Transport links
Businesses locating on the IAMP need to be able to easily access a skilled
workforce; have strong links to their supply chain; and be able to transport goods
to national and international markets. The North East offers good transport links
from the Ports of Tyne and Sunderland, Newcastle Airport, the freight rail
network and road network including the A1M and A19.
For IAMP to be an attractive location it needs to have good accessibility to the
strategic road network, as well as being able to access the rail network, ports and
airport. The ‘Strategic Employment Study’ (August 2013) states:
“Many of the manufacturing companies which are likely to locate to the site will
produce goods mainly for the international market. Consequently they will
require good road and rail access in order to distribute their goods. They will
also require links to the local port and national rail network.”
Site Availability
The current use and site availability need to be considered when assessing
potential locations for IAMP. The Employment Land Review Topic Paper (Arup,
August 2015) identifies the land currently available for development in
Sunderland and South Tyneside. It states: “The amount and character of land for
employment development is essential for the growth of the economy but it must
match the needs of the business that it seeks to support.”
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The topic paper confirms: “Making land and accommodation available adjacent
to Nissan for the automotive and low carbon sectors will be attractive to both new
as well as existing suppliers.”

5.2.7

Sources of sites

The ‘IAMP Consultation Questionnaire’ (SCC and STC, February 2015) reviewed
potential locations for IAMP across the region. It considered locations in
Northumberland, Sunderland, South Tyneside and Durham. The Questionnaire
concluded that based on the evaluation of locational criteria (see section 3.3.1) the
most appropriate location was “in the broad area where Sunderland, South
Tyneside and Gateshead meet. This area has strong physical and commercial
connectivity benefits given its close proximity to the Nissan plant, the A19 and
A194 trunk roads, the Port of Tyne and Port of Sunderland.”
The ‘International Advanced Manufacturing Park – Impact Analysis. Topic Paper:
Employment Land’ (Arup, August 2015) reviewed sites across the North East
LEP area to understand whether they could accommodate projected demand
linked to the City Deal proposals. Potential sites which meet some or all of the
locational criteria are assessed in section 3.3.3.
Whilst it is important to consider locations across the North East LEP area, the
focus also needs to be on Sunderland and South Tyneside as the ‘IAMP
Consultation Questionnaire’ (SCC and STC, February 2015) identifies Sunderland
and South Tyneside as a primary area of search. Potential sites have been
considered within Sunderland and South Tyneside using information from both
Councils along with their adopted and emerging Development Plans, the
Sunderland City Council ELR Update 2012 and the South Tyneside ELR Update
2014.

5.2.8

Assessment of potential sites

Using the locational criteria in section 3.3.1 a review of potential sites was carried
out based on the analysis from the ‘International Advanced Manufacturing Park –
Impact Analysis. Topic Paper: Employment Land’ (Arup, August 2015). A
threshold of 80ha was set to focus the assessment on potential sites which would
the meet the requirements for IAMP. Table 4.2 provides an analysis of suitable
sites. The table includes existing industrial parks across the North East and
potential locations within Sunderland and South Tyneside identified within the
‘IAMP Consultation Questionnaire’ (February 2015).
Using the size threshold of 80ha, there are currently no sites within Sunderland or
South Tyneside ELRs or Development Plans which meet this criteria. In a review
of remaining employment land the employment land topic paper 11 found that
within Sunderland there is 39.5ha available for manufacturing or distribution and
within South Tyneside there is 16.7ha available. Much of the land available within
these areas is small scale, fragmented and constrained.

11

International Advanced Manufacturing Park – Impact Analysis. Topic Paper: Employment Land
(Arup, March 2015)
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The following sites have also been considered within the assessment of potential
sites, however these fall below the 80ha threshold and do not meet the locational
criteria for IAMP:
•

West Hartford Business Park (55ha);

•

Baltic Business Park (20ha);

•

South of Seaham (68ha);

•

Hawthorn Business Park (22ha);

•

Net Park (25ha); and

•

Amazon Park (52ha).

A split site configuration has not been considered as an option for IAMP. The
dispersed nature of a split site would not create an effective cluster and critical
mass of business which is being sought.
Table 4.2: Assessment of Potential Sites
Site

Size

Adjacency –
distance to
Nissan
(based on
travel by
road).

Transport links

Site availability

Northumberland
Coastal Enterprise
Centre

103ha

18.9 miles

Good road links
via the A19, good
freight rail and
sea links.

Promoted for
offshore oil and
gas, renewables,
advanced
engineering and
manufacturing
sectors.

Newcastle Great
Park

80ha

15.1 miles

Good road links
via the A19 and
air links.

Commercial office
development for
buildings circa 300
– 5000 sq m.

Newburn
Riverside
Industrial Park

92ha

13.1 miles

Good road links
via the A1.

Planning
permission for B1,
B2 & B8 for
buildings up to
48,000 sq m.

(61.6ha of
development
land and
41.6ha of
expansion
land.)

(5 to 40ha
plots)
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Site

Size

Adjacency –
distance to
Nissan
(based on
travel by
road).

Transport links

Site availability

Tursdale Business
Park

120ha

19.1 miles

Good road links
via the A1 and
good rail freight
links.

No development
taken place to date.
Site identified for
rail freight
facilities.
B1, B2 & B8 use
for buildings up to
7,200 sq m.

Wynyard Park

205ha

26.5 miles

Good road links
via the A19.

Approx. 20%
currently developed
with B1, B2 & B8.
Proposal for a large
hospital facility.

Faverdale Park

120ha

32.2 miles

Good road links
via the A1.

Reserved for two
major industrial
users.

Site A: Site to the
east of the former
Wardley Colliery
Disposal Point

100 – 150ha

4.2 miles

Good road links
via the A184 and
A194.

Former colliery
disposal point and
spoilt tip owned by
UK Coal. Other
land in private
ownership.

Site B: Site to the
immediate north
of the Nissan
plant.

100 – 150ha

0.8 miles

Good road links
to the A19.

Private ownership.

Source: Analysis based on information from the International Advanced Manufacturing Park –
Impact Analysis. Topic Paper: Employment Land (Arup, August 2015)

Table 4.2 shows alternative sites of an appropriate scale (around 100ha) have
either been taken up, have development commitments or are not considered to be
in close proximity (within 10 miles) to the established automotive cluster. The
sites which meet the locational criteria and are considered most suitable are:
•

Site A: Site to the east of the former Wardley Colliery disposal point; and
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Site B: Site to the immediate north of Nissan.

When comparing these two sites, the site to the north of Nissan performs better in
terms of adjacency to the established automotive cluster.

5.3

Summary

This chapter demonstrates there is demand for up to 569,000 sq m (GIA) of
development on approximately 150ha. To meet the needs of the automotive,
advanced manufacturing and distribution sectors locational criteria relating to site
size, adjacency to the established automotive cluster, transport links and
availability need to be considered. When all these factors are taken into account
the most appropriate location broadly aligns with the area identified as ‘Site B’ in
the previous consultation i.e. the area immediately to the north of Nissan. This
area performs the best against the locational criteria as it is able to accommodate
large scale floorplates and it fulfils the required size criteria of being between
100ha and 150ha; furthermore the area has good accessibility to the strategic road
network and in particular the A19; the area is in private ownership and available;
and finally, the area is located closest to the established automotive cluster.
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The preferred location for IAMP is located within land currently designated as
Green Belt in South Tyneside and Sunderland. The appropriateness of release of
land currently in the Green Belt is therefore a key issue to be dealt with through
the Area Action Plan (AAP) and consenting process.
Whilst the strategy is to change this designation through the preparation and
adoption of the Area Action Plan it is an issue that will be required to be dealt
with during the preparation of the planning application or DCO. As such until the
AAP is significantly progressed it is a planning policy consideration when
assessing potential planning applications for development.
The following section seeks to provide an overview of the key issues presented by
the Green Belt designation, the ‘exceptional circumstances’ case that must be
presented for Green Belt release and to provide an assessment of the areas of
Green Belt falling within the IAMP primary area of search.

6.2

Planning Policy Context

6.2.1

Green Belt Purpose

The following section sets out the main policy and guidance relevant to Green
Belt matters. It provides a summary of the advice set out in the National Planning
Policy Framework (NPPF) and National Planning Practice Guidance (PPG). It
also makes reference to the PAS Green Belt advice and Government advisory
notes from recent debates on Green Belt.
The National Planning Policy Framework 12 (NPPF) sets out the role and purpose
of the Green Belt in England as follows:
“The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping
land permanently open; the essential characteristics of Green Belts are their
openness and permanence.” (Paragraph 79)
The permanence of Green Belt is considered an essential characteristic and the
NPPF states that “once established, Green Belt boundaries should only be altered
in exceptional circumstances, through the preparation or review of the Local Plan”
(Paragraph 83). The NPPF makes it clear that in revising Green Belt boundaries
local planning authorities should seek to ensure that the boundaries defined will
endure over the longer term and that there may be a need to consider whether land
should be safeguarded for development beyond the plan period.
Where exceptional circumstances exist to consider land within the Green Belt for
future housing, employment and infrastructure needs it is important that areas
identified for development do not compromise the aims of Green Belt policy as
12

http://planningguidance.planningportal.gov.uk/
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specified in paragraph 79 or the wider purposes set out in paragraph 80.
Therefore, a Green Belt Assessment should consider the degree to which areas or
parcels of land perform against the following purposes:
•
•
•
•
•

Purpose 1: to check unrestricted sprawl of large built up areas;
Purpose 2: to prevent neighbouring towns merging into one another;
Purpose 3: to assist in safeguarding the countryside from encroachment;
Purpose 4: to preserve the setting and special character of historic towns; and
Purpose 5: to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.

Sustainable development remains an important factor when considering Green
Belt boundary changes. Local planning authorities are encouraged to “take
account of the need to promote sustainable patterns of development” (Paragraph
84). This includes considering the consequences of channelling development
towards urban areas inside the Green Belt boundary, towns and villages inset
within the Green Belt or locations beyond the outer Green Belt boundary.
When applying Green Belt boundary changes NPPF paragraph 85 recommends
Local Planning Authorities apply the following criteria:
•
•
•
•

•
•

ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;
not include land which it is unnecessary to keep permanently open;
where necessary, identify in their plans areas of ‘safeguarded land’ between
the urban area and the Green Belt, in order to meet longer-term development
needs stretching well beyond the plan period;
make clear that the safeguarded land is not allocated for development at the
present time; planning permission for the permanent development of
safeguarded land should only be granted following a Local Plan review which
proposes the development;
satisfy themselves that Green Belt boundaries will not need to be altered at the
end of the development plan period; and
define boundaries clearly, using physical features that are readily recognisable
and likely to be permanent.

The Planning Practice Guidance (PPG) states that local planning authorities
should meet objectively assessed needs unless any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits, when assessed
against the policies in the NPPF or specific policies indicate development should
be restricted. Such policies include land designated as Green Belt. The PPG
makes clear that, once established, Green Belt boundaries should only be altered
in exceptional circumstances, through the preparation or review of the Local Plan.
A parliamentary briefing was published in December 2014 13 which provides an up
to date Government view on Green Belt matters. The briefing states:
‘It is for local authorities to define and maintain Green Belt land in their local
areas. The Government expects local planning authorities with Green Belts to
13

www.parliament.uk/briefing-papers/sn00934.pdf
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establish Green Belt boundaries in their Local Plans which set the framework for
Green Belt and settlement policy.’ (Section 2, page 2)
The briefing provides further clarity on the Government’s position to give weight
to Green Belt policy, by referring to the written ministerial statement to
Parliament on 17th January 2014. In terms of providing flexibility to change
Green Belt designations, Government acknowledges that local planning
authorities are able to use existing laws to review and tailor the extent of Green
Belt land in their local areas.
“As has always been the case, councils can review local designations to promote
growth. We encourage councils to use the flexibilities set out in the National
Planning Policy Framework to tailor the extent of Green Belt land in their areas
to reflect local circumstances….We encourage councils to make the best use of
this [previously developed land in the Green Belt], whilst protecting the openness
of the Green Belt in line with the requirements in the National Planning Policy
Framework.” 14’
Details in the briefing note emphasise that Local Authorities must initiate a Green
Belt review as part of their Local Plan process. It confirms the Government
position that appropriate weight and consideration should be given to Green Belt
policy. It also highlights the flexibility of the NPPF to allow local authorities to
review and revise Green Belt designations to take account of local circumstances.

6.3

Green Belt Assessment

As part of the preparation of their own Local Plans, Sunderland City Council
(SCC) and South Tyneside Council (STC) have carried out Green Belt
assessments. These include the fields (“parcels”) within their boundary which are
proposed for IAMP. These assessments have been carried out to determine the
degree to which the parcels perform against the five purposes of Green Belt
identified in paragraph 80 of the NPPF and set out above.
Both of these assessments adopt slightly different methodologies within a broadly
common approach. Arup has reviewed both of them below.

6.3.1

Sunderland City Council

In defining their boundaries, SCC has divided the land into parcels based on land
use and landscape character. Existing field boundaries or other distinct features
have been used to define the fields as far as possible. Many of the fields are of
broadly similar size, although some larger parcels group land of similar
characteristics, whilst smaller parcels isolate distinct land uses. The built up area
comprising the North East Aircraft Museum and the nearby residential properties
and public house has been identified separately.
SCC identified 21 parcels to assess and utilised the five purposes of Green Belt set
out in paragraph 80 of the NPPF as the basis upon which to evaluate the parcels
14

HC Deb 6 Sep 2012 cc29WS
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against. They adopted an assessment criteria ranging from A to E for each of the
purposes except for purpose 5 (assisting in regeneration) which used an A to D
criteria. Both of these are set out below:
Purpose 1-4 criteria
A
B
C
D
E

Zero Impact
Minor impact, which can be mitigated
Moderate impact, which can be mitigated
Moderate overall adverse impact/ some mitigation feasible
Major overall adverse impact

Purpose 5 criteria
A
B
C
D

Forms part of a built up area, brownfield land
Greenfield land within a built up area, or brownfield land in urban fringe
Greenfield land in urban fringe or brownfield land in open countryside
Greenfield land in open countryside

An overall assessment of the parcels using these criteria was not provided
however a written conclusion section identifies whether the Council considers that
the parcel should “retain its Green Belt status’ or if ‘consideration could be given
to removing the site from the Green Belt’, or if deletion from the Green Belt
‘would not cause significant harm to the remainder of the Green Belt’.

6.3.2

South Tyneside Council

In defining their boundaries, STC adopted a similar approach using fields and
physical infrastructure, however they differed slightly by aiming to create larger
parcels by merging fields together where they had similar characteristics. As a
result STC has identified 13 parcels in the area considered for IAMP.
In their assessment, they applied the principles of the five purposes of Green Belt
as set out in the NPPF using the locally specific interpretation set out in their
adopted LDF as the basis upon which to evaluate the parcels. As well as Green
Belt considerations, they also assessed sites against landscape, biodiversity,
heritage, flood risk, ground conditions, infrastructure and delivery factors. The
Green Belt part has only been used for the purposes of this assessment. Against
this, they also adopted a different assessment criteria ranging from high impact to
medium impact or zero/low impact. This was also accompanied by a traffic light
colour coding system, as set out below.
Zero/low impact
Medium impact
High impact

No or minimal mitigation is required
Mitigation required
Significant mitigation required
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The colour coding system was also used to form the conclusions for the
assessments which comprised of:
Site is considered suitable for development
Site is considered potentially suitable for development
Site is not considered suitable for development

6.3.3

Analysis of Approaches

Boundary Definition
The approaches adopted by SCC and STC are broadly similar in that they use
fields and physical infrastructure to define boundaries however STC has merged
smaller fields together to create large parcels. The focus of boundary definition as
per the objectives of paragraph 85 of the NPPF should be on ensuring the use of
strong defensible boundary and not on the size of the parcels or the consideration
of land characteristics. In order to ensure consistency between the assessments,
parcels in the STC area have been redrawn to the nearest defensible boundary in
order to create smaller parcels to provide consistency in approach across the two
local authority areas.

Parcel Assessment
Both Councils’ assessments are based on the NPPF purposes as headings against
which to assess the parcels. SCC’s headings almost mirror the NPPF wording
whereas those used by STC reflect the more locally-specific interpretation set out
in their adopted development plan (see margin on p. 54 of LDF Site-Specific
Allocations DPD and p.42 of DM Policies DPD). This variation between the
Councils’ approaches results in slight differences between the Council’s
assessments. The variations between the NPPF and each Councils’ assessments
are shown below:
Wording from NPPF

•
•

•
•

•

Purpose 1: to check the
unrestricted sprawl of large
built-up areas
Purpose 2: to prevent
neighbouring towns merging
into one another

Working adopted by
Sunderland Council
Checking the unrestricted
sprawl of the built up area

Wording adopted by
South Tyneside Council
Check unrestricted
sprawl of the urban area

Preventing the merging of
neighbouring settlements

Preventing the merging
of South Tyneside with
Sunderland, Washington
or Gateshead
Safeguard borough
countryside from
encroachment

Purpose 3: to assist in
safeguarding the countryside
from encroachment
Purpose 4: to preserve the
setting and special character
of historic towns

Safeguard the Countryside
from encroachment

Purpose 5: to assist in urban
regeneration, by encouraging
the recycling of derelict and
other urban land

Assist in urban regeneration,
by encouraging the recycling
of derelict and other urban
land

Preserving the setting and
separate character of historic
towns and settlements
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Furthermore, the assessment criteria applied by both Councils are different, again
impacting upon consistency. The assessment criteria used by SCC consists of 5
categories (A-E) whereas STC used 3 categories, albeit on a similar basis of the
level of impact and mitigation. In order to ensure consistency between the
assessments, the SCC approach has been applied to STC’s parcels.

6.3.4

IAMP Green Belt Assessment

In light of the differences identified above, Arup has re-assessed the Green Belt
within the STC area relevant to IAMP. The methodology applied to this
assessment is a variation on the one used by STC and is based on Sunderland’s
methodology. A breakdown of how this has been applied is provided at Appendix
B. In order to re-define and re-assess the parcels, Arup have undertaken site visits
of the IAMP Green Belt area within South Tyneside. 34 parcels have been defined
in the South Tyneside Green Belt area.
Figure 5.1 below shows the re-defined parcel boundaries within the South
Tyneside area (ST1-34), combined with the existing parcel boundaries in
Sunderland (NI1-21).
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Figure 5.1: Green Belt Parcels to the North of Nissan
The summary table below sets out the results from the assessment and combines
this with the existing Sunderland assessment including an overall assessment
column which Arup has added.
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Parcel 1 Check the
Ref
unrestricted
sprawl of
large builtup areas

2 Prevent
neighbouring
towns
merging into
one another

South Tyneside Council
D
C
ST1
E
D
ST2
D
C
ST3
E
D
ST4
D
D
ST5
E
D
ST6
E
D
ST7
D
D
ST8
E
D
ST9
D
ST10 E
D
ST11 D
D
ST12 E
D
ST13 E
D
ST14 E
D
ST15 E
D
ST16 E
D
ST17 E
D
ST18 E
D
ST19 E
D
ST20 E
D
ST21 E
D
ST22 E
D
ST23 E
D
ST24 E
D
ST25 E
D
ST26 E
D
ST27 E
D
ST28 E
D
ST29 E
D
ST30 E
D
ST31 E
D
ST32 E
D
ST33 E
D
ST34 E
Sunderland City Council
E
C
NI1
E
D
NI2
E
D
NI3
E
D
NI4
D
C
NI5
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3 To assist in
safeguarding
the
countryside
from
encroachment

4 To
preserve
the
setting
and
special
character
of
historic
towns

5 To assist in Overall
urban
Assessment
regeneration,
by
encouraging
the recycling
of derelict
and other
urban land

C
E
D
E
C
E
E
C
E
E
D
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E
E

A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A
A

C
D
B
D
C
D
D
C
D
D
C
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D

C
D
C
D
C
D
D
C
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D
D

E
E
E
E
D

A
A
A
A
A

D
D
D
D
D

D
D
D
D
C
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NI6
NI7
NI8
NI9
NI10
NI11
NI12
NI13
NI14
NI15
NI16
NI17
NI18
NI19
NI20
NI21

E
E
E
E
D
C
D
D
D
D
D
C
D
D
E
E

D
D
D
D
C
D
C
C
C
C
C
C
C
C
C
D
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E
E
E
E
D
D
D
D
D
D
D
B
D
D
D
E

A
A
A
A
A
A
A
A
A
A
A
B
A
A
A
A

D
D
D
D
D
D
D
D
D
D
C
B
C
D
D
D

D
D
D
D
C
C
C
C
C
C
C
B
C
C
D
D

A colour coding system has been applied to the map based on the overall
assessment column thus providing an overall assessment of the performance of
the parcel in relation to Green Belt purposes and the potential impact of
development of the parcel, as follows:

A: Zero Impact

B: Minor impact, which can be mitigated
C: Moderate impact, which can be mitigated
D: Moderate overall adverse impact/ some mitigation
feasible
E: Major overall adverse impact
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Figure 5.2: Assessment of Green Belt Parcels to the North of Nissan
Figure 5.2 demonstrates that the majority of the parcels within the area make an
important contribution to Green Belt purposes and development of the area would
have a moderate overall adverse impact on the Green Belt although some
mitigation will be feasible (criteria D). There are a number of parcels which are
predominantly located adjacent to the urban area and/or consist of some built form
which perform a slightly lesser role on Green Belt purposes and where
development would have a moderate impact which could be mitigated (criteria C).
No parcels were assessed as making no contribution to the Green Belt (criteria A)
and likewise no parcels were assessed as being undevelopable whereby
development would have a major overall adverse impact (criteria E). One parcel
was assessed as being of limited importance to Green Belt purposes whereby
development would result in a minor impact which could be mitigated, this
consisted of the parcel containing the North East Aircraft Museum.
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Implications for IAMP

In light of the above, it is necessary to consider the implications for IAMP and the
appropriateness of the release of land for development from the Green Belt. The
NPPF states that established Green Belt boundaries can only be altered in
‘exceptional circumstances’ and inappropriate development within the Green Belt
should only be approved in ‘very special circumstances’. NPPF paragraph 83
states that: “Once established, Green Belt boundaries should only be altered in
exceptional circumstances, through the preparation or review of the Local Plan.”
It is therefore necessary to ensure there is an exceptional circumstances case for
the release of land from the Green Belt for the IAMP proposals. The exceptional
circumstances must be proportionate to the role that each parcel of land plays in
meeting the purposes of Green Belt. While an exceptional circumstances case
must be made for releasing any part of the Green Belt, a stronger case must be
made for releasing parcels with a stronger contribution to the Green Belt. This is
an important consideration in assessing the options set out in Section 8 of this
report.

6.5

Conclusions

On the whole, development within the area to the North of Nissan would have
minor to moderate adverse impact on the Green Belt although there is the
opportunity for mitigation. No parcels were assessed as having no contribution to
Green Belt purposes and no parcels were deemed to be undevelopable due to their
level of contribution to Green Belt purposes.
An exceptional circumstances case would need to be made that reflects the level
of Green Belt contribution of the parcels proposed for release for development.
The case needs to set out the national and regional economic benefits of the
proposal along with the necessity for it to be in a Green Belt location. These
factors are set out in detail in Section 4 of this report. The exceptional
circumstances case will also need to demonstrate that alternative locations have
been considered to minimise the impact on the Green Belt. This is also provided
in Section 4 of this report.
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7

Technical Review of Issues

7.1

Introduction

This section provides a summary of detailed technical studies which are
referenced in Appendix C and provide more detailed technical information. The
technical matters considered comprise:
•

Transport;

•

Utilities and Infrastructure;

•

Environment and Ecology;

•

Flood Risk;

•

Landscape;

•

Geotechnical;

•

Planning Policy.

Under each heading the scope of work is described followed by a review of the
strengths, weaknesses, opportunities and threats for the proposed IAMP
development. The technical assessments have focused on the broad area to the
North of Nissan and the wider context where relevant.

7.2

Transport

A traffic analysis was carried out by Mott MacDonald in July 2014 on the IAMP
development. A number of other transport assessments are ongoing and will
continue to inform the emerging IAMP proposals
A SWOT analysis focusing on transport has been completed and the results are
given below.

7.2.1

Strengths

There are good road links to the area from the A19, A184, A195 and A1231.
Potential access into the area includes from the Strategic Road Network via
Downhill Lane onto the A19.
The area will benefit from links to the A19 and the current upgrades that are
proposed to the junction to the A1290. The widely accessible nature of the area
prevents constraints in both the construction process and long term viability of the
area.
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Weakness

The A19 and junctions onto/from the A19 are congested during peak hours.
Queues form on approaches and along the A19 which may cause safety issues.
There are no significant sustainable transport networks serving the area.

7.2.3

Opportunities

Highways England will implement a major scheme to improve the situation for
through traffic at the A19 Testos roundabout. This scheme will also incorporate
improvements to the Downhill Lane junction which provides access to the IAMP.
It is understood that Highways England may consider a further interventions to
decrease congestion on the A19.
To develop a comprehensive sustainable transport strategy associated with the
masterplan area, studies are ongoing to investigate the feasibility of a new Metro
station serving the IAMP that would link up to the rest of the Tyne and Wear
Metro network. This could reduce the trip generation associated with the
masterplan area. There are opportunities to consider movements to
complimentary/linked land uses and linkages that could be undertaken on foot,
cycle or public transport.

7.2.4

Threats

The timing of the delivery of A19 improvements may restrict the amount of
development that can come forward at IAMP in the short to medium term. As the
transport analysis has yet to go through the planning process there still may be
some questions regarding the methodology and assumptions used. If the quantum
increases or land uses types change then transport studies would have to be
updated to reflect these changes.

7.2.5

Summary

The transport technical review is optimistic about the road links to the IAMP and
the upgrades that are happening to the local road network which will be
beneficial. However it does acknowledge that the surrounding roads become
congested in peak hours which could cause safety issues. The improvements being
made to the road network create opportunities in transport terms for the area and
there is also the potential to develop the use of sustainable transport on the IAMP
as it is currently lacking. The SWOT also refers to the potential for a new Metro
station within the IAMP area that would reduce trip generation.

7.3

Utilities and Infrastructure

The technical review on the utilities and infrastructure on the area is based on the
Mott MacDonald Engineering Assessment. A SWOT analysis has been carried
out which is shown below.
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Strengths

A strength of the area is that the land will not be unduly constrained in terms of
available developable land due to existing utilities or infrastructure. Although a
range of utility infrastructure exists, it is envisaged that given the scale of the area
appropriate site design can allow for this.
Evidence provided within the Mott MacDonald Desktop Engineering Assessment
provides quotations to support the proposed connections to the Northumbrian
water sewers, Northern Power Grid Electricity and Gas.

7.3.2

Weakness

Flooding is a potential issue as there are flood zones to the west of the area and
areas classified as Flood Zone 2 and Flood Zone 3 are present around the River
Don. Flooding would not significantly impact the development location but it
would impact on the way in which infrastructure is planned.
It has been recognised that there are a number of overhead power cables that are
present in the area, and these may be costly to divert. National Grid recommend a
30m clearance from overhead lines as a worst case scenario 15 however following
masterplanning and more detailed design this level of clearance could be reduced.
This would represent a constraint in terms of designing around this to avoid
significant disruption and increased costs, and making the best use of any
undevelopable zones.

7.3.3

Opportunities

The scale of development creates the potential for a new energy centre within the
area.

7.3.4

Threats

The IAMP will require large amounts of power. The expected demand will need
to be established and discussed with the Northern Powergrid.

7.3.5

Summary

The utilities and infrastructure technical review identifies the need for the
masterplanning process to take into account the existing utility infrastructure in
the area, the flood zones around the River Don, and the numerous overhead power
cables although these do not represent significant constraints to the development.
The SWOT identifies an opportunity to create a new energy centre within the
area. Discussions will need to be undertaken with Northern Powergrid in relation
to the power requirements for the IAMP.

15

National Grid, ‘Development near overhead lines’ (July 2008)
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Environment and Ecology

White Young Green has been commissioned to undertake the ecological
assessments and reviews for the IAMP. Phase 1 Habitat surveys have been
undertaken for the majority of the primary area of search. Work is ongoing to
survey areas which are more difficult to access.
There is the potential for the Local Nature Partnership to become involved to
assist with the environmental improvements as a result of the proposals. This is
made up of local authorities, Natural England, the Environment Agency,
Woodland Trust, Forestry Commission, Groundwork and Durham Wildlife Trust.
A SWOT analysis has been carried out which is shown below.

7.4.1

Strengths

A key strength is potentially the ecological value of the area although some
elements may restrict development:
•

The River Don.

•

The significant water vole populations along the majority of the River Don.

•

The presence of otter shelters (holt or couch).

•

Signs of badger presence although no setts have been recorded to date.

•

Great crested newts are present in the adjacent land.

•

Barn owl nests have been recorded at Elliscope Farm and are considered likely
around West Moor Farm.

•

The ecological value of the wintering and breeding bird assemblage is
significant.

Having knowledge of what the constraints are allows action to be taken which
makes them a strength as opposed to a weakness. A full Habitat Regulations
Assessment including appropriate assessment is unlikely to be required (although
HRA screening will be required) which will mean fewer surveys will be required.
The majority of the area consists of Grade 3B agricultural land with a smaller area
of Grade 2 centred on Strother House Farm.

7.4.2

Weakness

Flood risk will need to be managed in the scheme design but the identified areas
are relatively small. There are a number of identified species (see below) for
which mitigation will be needed in scheme design and delivery.
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Opportunities

The Water Framework Directive (WFD) states that the River Don is of poor status
and this raises some discussion points about whether the development of IAMP
could be the instigator for improvements to the area. Key issues are therefore:
•

Does IAMP allow for some form of river restoration/habitat improvement that
would bring about a significant improvement in status?

•

Could upstream floodplain creation be considered to mitigate potential
downstream flood risk issues that are created when constructing in the land
next to the River Don?

There is the potential for the IAMP to have a specific “USP” that it is ‘green’ and
environmentally-sensitively designed.
Hylton Grove Bridge (Tyne and Wear County Council Bridge 453) is a Grade II
listed structure located on Follingsby Lane (grid reference NZ 33371 59579)
within the area representing an opportunity to retain this as part of a pedestrian or
cycle route.

7.4.4

Threats

The wide range of ecological issues to address is significant, so if these are not
addressed with appropriate mitigation, the EIA process could result in ‘significant
impacts.’ The mitigation proposals may include off site mitigation, such as habitat
creation or the management of the surrounding habitats to create biodiversity
offsetting for the impacts to ecological receptors.
There is also a need to address the wildlife and green infrastructure corridors that
cross the area and to maintain the integrity of these as part of the design, which
may cause further complications.

7.4.5

Summary

The review has established that there are a high number of surveys that still need
to be completed and this should be the priority as the information may change any
conclusions that have been drawn and could influence the area that is selected.
However, a high number of the ecological constraints are already known therefore
mitigation and plans for these can be prepared. There is potential for various
opportunities in ecological terms although these are in early stages and have been
proposed as ideas which will need more research and information to know
whether they are viable.

7.5

Flood Risk

A technical review on flood risk at the IAMP site was completed. The South
Tyneside Strategic Flood Risk Assessment identifies that no watercourses in
South Tyneside have been modelled by the Environment Agency. There is no
reference to the River Don, which runs through the site, in the Sunderland
Strategic Flood Risk Assessment.
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A SWOT analysis has been carried out which is shown below.

7.5.1

Strengths

The main strength that has been identified is from the South Tyneside Strategic
Flood Risk Assessment. It states that ‘the downstream implications of potential
increases in surface water discharge are limited by topography and close
proximity to the sea.’

7.5.2

Weakness

A key weakness is that there is a need to build resilient infrastructure against the
potential effects of flooding and this would result in the overall project cost
increasing. Also, in certain areas of South Tyneside the sewerage network is at or
close to its capacity and increasing development will only put more pressure on
this system. This could in turn increase the local flood risk so suitable measures
will need to be put in place to manage this.

7.5.3

Opportunities

The development of the IAMP allows many opportunities relating to utilities and
infrastructure. Sustainable drainage systems (SuDS will need to be incorporated
into the development, as could water conservation features such as ‘grey water
recycling’ and other technologies). Green infrastructure such as green roofs and
swales could be included in the design of the development. The ‘green’ aspect of
the development could be extended through areas of open space, such as parks,
woodlands, nature reserves and lakes, which would help to control and attenuate
storm water and reduce the risk of damage to infrastructure. The habitats that have
been found in the area could also be improved.

7.5.4

Threats

The River Don is located within the area so there is a threat that contamination or
pollution from the development could enter the watercourse. There is also
potential that there will be an increase to the downstream flood risk and that
groundwater protection zones will be impacted.
Two threats have been identified from the South Tyneside Strategic Flood Risk
Assessment. It states that:
‘Areas of land along the Don and its tributaries have been known to flood or, in
accordance with the Flood Zone Maps, are at significant risk of flooding. Land
use changes within these areas may alter conveyance and storage characteristics…
The main source of flooding to residential development is associated with the
River Don’
‘In the fluvial River Don… areas are designated Flood Zone 3b as no detailed
models are available.’
These two statements raise questions over the potential changes the development
could have on flood risk and what knowledge there is on the flood risk around the
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site when the development occurs. Further details of flood risk are being
considered and will be incorporated in the future detailed masterplanning work.

7.5.5

Summary

No watercourses in South Tyneside have been modelled by the Environment
Agency. The main strength is that the South Tyneside Strategic Flood Risk
Assessment states that because of various conditions there is a reduced risk of
flood in the area. There is a need to build resilient infrastructure for both flooding
and to improve the sewerage systems. Green infrastructure, SuDS and open
spaces could be included in the Masterplan and would be multifunctional with the
benefits they provide. The threats are focused around the River Don and the
potential for flooding but if more information is made available then this could be
mitigated more easily.

7.6

Landscape

A landscape review has been carried out for the IAMP area. Many of the
landscape constraints are clearly presented in the constraints mapping undertaken
by White Young Green.
A SWOT analysis focusing on landscape has been completed and the results are
given below.

7.6.1

Strengths

There are some structural landscape features such as mature woodlands,
individual trees and hedgerows which are seen as a strength in landscape and
ecology terms. These features provide some mature screening of new
development which is another positive feature. There are also habitats of
ecological value, particularly along the River Don, hedgerow field boundaries and
woodlands. The landscape itself is largely plain and featureless but Local Wildlife
Sites represent some landscape features which are a strength in both ecological
and landscape terms. All of these features are strengths in terms of the landscape
however they do represent a constraint to development as they will limit where
the development can occur.
The sites is situated within area which is almost entirely flat, with an elevation of
30 to 45m AOD. Whilst the low lying topography of the site continues to the
north, the land rises steeply to high points of around 70m and 90m AOD at
Boldon Fell to the east, around 135m AOD at Penshaw Hill to the south and
around 75m AOD in Washington, continuing to rise up 140m AOD at Wrekenton
to the west. This limited topographical variance would be beneficial in
development terms, as it would reduce the potential amount of cut and fill
required to achieve suitable development platforms. The surrounding hills also
provide visual enclosure in the long distance and therefore reduce the visibility of
the site.
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Weakness

The weaknesses have been looked at in terms of the landscape and its quality
therefore they may be a strength in terms of the potential for development as they
will provide less of a constraint on the site.
The following are all weaknesses in terms of landscape and ecology:
•

“Gappy” hedgerows that are in poor condition – although care should be taken
not to disrupt any important habitat links.

•

Sparse tree cover – however low tree cover means less existing mature
screening for any new development.

•

The area contains isolated pockets of woodland.

Transport corridors bring with them an associated increase in noise and movement
and these are a weakness for landscape as well as visual amenity. Also there are
overhead power lines present across the area and these are visually detracting
features. The area has limited distinctive landscape features of value however this
is beneficial for the proposed development.
Despite also representing a strength, the topography of the area also presents some
weaknesses in terms of the flat, low lying land to the north allowing long distance
views towards the site increasing site visibility.

7.6.3

Opportunities

There is potential to enhance wildlife corridors through the creation of linear links
between sites of habitat value using new hedge and woodland planting as well as
enhancing habitats along water courses. Hedges could also be reinstated and
restored for landscape and habitat value with the planting of new woodland areas
to reinforce landscape structure.
Enhancement of habitats could be generally addressed and enhancement of access
networks across the area would improve the site overall. Utilising existing paths
and promoting new links where appropriate would also make the area more
usable, e.g. utilising habitats across the river near to residential areas.
There is also the opportunity to create a framework of woodland to enhance the
value of the Green Belt by increasing the perceptual separation between
settlements. Woodland would also be beneficial along road corridors to reduce
traffic nose and increase amenity of the countryside for recreation.
There is limited access for recreation in the area at the moment and the masterplan
design creates the opportunity to increase this.

7.6.4

Threats

A significant threat is that the development will result in further urbanisation of
the landscape without protecting the setting of listed buildings, residential views,
Public Right of Way views, ecological habitats and species and landscape
structures. IAMP could also cause the isolation of habitats and disruption of
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wildlife corridors. The proposal will most likely result in further power lines
being added which would clutter the landscape.
The open aspect and views from areas such as Boldon Downhill and Fellgate
would be affected so care should be taken to avoid woodland planting that would
obstruct any key views, for example, the southward views from Fellgate towards
Penshaw Monument. Whilst it is acknowledged that views do not have planning
status, such an approach would be preferable in design terms. IAMP would also
impact the areas defined as a green infrastructure corridor within Sunderland and
South Tyneside.

7.6.5

Summary

Structural landscape features are present on the site which will provide screening
so they are a strength in terms of landscape and for the development. The area
around the River Don generally has habitats and features of higher ecological
value although the landscape is predominately featureless. The weaknesses are
mostly poor landscape features such as ‘gappy’ hedgerows however most of the
landscape weaknesses are strengths in terms of the development as they are less of
a constraint if they are in poor condition. The review acknowledges many
opportunities to improve and create habitats and wildlife corridors. There are also
opportunities identified that would be beneficial for the landscape and the site as
increasing woodland would reduce traffic noise and increase amenity.
Urbanisation of the landscape is the biggest threat in landscape terms as areas are
less protected and the open aspect of the area is lost.

7.7

Geotechnical

A Geotechnical Review has been carried out for the development of IAMP. A
more detailed desk study is needed for input into the ES which would include a
review of the site history and ground conditions.
The Tyne and Wear Commercial and Industrial Waste survey was not sufficiently
detailed enough to identify any ground related risks. The South Tyneside Local
Brownfield Strategy states that the nearest brownfield site is 1km NE of the IAMP
area and therefore is unlikely to be a constraint.
A SWOT analysis has been carried out which is shown below.

7.7.1

Strengths

The main strength is that there are no major site-wide ground constraints that have
been identified which would have prevented development.

7.7.2

Weakness

A number of potential issues have been identified in the area in geotechnical
terms, including:
•

Potential for former anti-aircraft installations being located in the area
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•

The decontamination unit for Usworth Airfield may be on or around the area

•

Pelaw clay/ laminated clay/ alluvium at the surface

•

The coal mining risk has not been fully assessed

•

There is a possibility that unrecorded workings may be present at a shallow
depth

•

There is a former mine shaft present in the area

•

Three landfill sites are located in the area

7.7.3

Opportunities

There are some opportunities that could arise from the development. The
information review has identified that poor and marginal ground conditions are
present beneath the site. With appropriate investigation and design, there is an
opportunity that these can be overcome with an efficient foundation design with
minimal cost impact. It is also felt that additional study would help to better
assess outstanding risk, particularly the risk of mining and contamination.

7.7.4

Threats

Various threats have been identified for the IAMP site from the geotechnical
review. Further assessments are required to address the potential issue of
unexploded ordnance. There are also archaeological issues as the report has only
been referenced and not included so further work including geophysical surveys
and trial trenching is needed which creates a financial and programme risk to the
project. There is also a risk of shallow mining.

7.7.5

Summary

The geotechnical review has identified some gaps in the data sources but the
available data suggests no major constraints have been identified in the area.
However there are some potential weaknesses that cannot be confirmed until
further investigations have taken place which may change the overall view on the
area having no constraints.

7.8

Planning Policy

7.8.1

National Planning Policy Framework

The National Planning Policy Framework (NPPF) is where the government sets
out its planning policies for England. The NPPF has various policies that support
the development of the IAMP, particularly with regards to employment and
economic development. However it also contains policies that place strict
constraints and do not support the development. The policies within the SWOT
have been extracted from the NPPF as they are the policies that are relevant to the
IAMP development. The paragraph numbers from the NPPF that the information
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in the SWOT relates to are provided for each point however these are not all direct
quotations from the NPPF and may have been summarised.

Strengths
18. The Government is committed to securing economic growth to create jobs and
prosperity, building on the country’s inherent strengths, and to meeting the twin
challenges of global competition and of a low carbon future.
90. The NPPF lists forms of development that are not inappropriate in the Green
Belt as long as they preserve the openness of the Green Belt and do not conflict
with the purposes of including land in the Green Belt. These include engineering
operations and local transport infrastructure which can demonstrate a requirement
for a Green Belt location.
93. Planning plays a key role in helping shape places to support the delivery of
renewable and low carbon energy and associated infrastructure. This is central to
the economic, social and environmental dimensions of sustainable development.

Weakness
79. The Government attaches great importance to Green Belts and the
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land
permanently open. The essential characteristics of Green Belts are their openness
and their permanence and the development of IAMP would impact on these
features.

Opportunities
21. The NPPF states that investments into business shouldn’t be over-burdened by
planning policy expectations as planning policy should recognise and seek to
address potential barriers to investment, e.g., a lack of infrastructure. When
creating Local Plans, local authorities should:
• Set out a clear economic vision and strategy for the area which encourages
sustainable economic growth
• Set criteria or identify strategic sites for local and inward investment to match
the strategy and to meet anticipated needs
• Support existing business sectors and identify and plan for new or emerging
sectors likely to locate in the area. Policies therefore need to be flexible
enough to accommodate needs that have not been anticipating in the plan and
allow rapid responses to changes in economic conditions
• Plan positively for the locations, promotion and expansion of clusters or
networks of knowledge driven, creative or high technology industries
• Identify priority areas for economic regeneration, infrastructure provision and
environmental enhancement
31. The NPPF says that local planning authorities should work with neighbouring
authorities and transport providers to develop strategies for the provision of viable
infrastructure necessary to support sustainable development, including large scale
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facilities such as rail freight interchanges, roadside facilities for motorists or
transport investment necessary to support strategies for the growth of ports,
airports or other major generators of travel demand in their areas.
112. The NPPF explains that local planning authorities should take into account
the economic and other benefits of the best and most versatile agricultural land,
and where development is necessary areas of poorer quality land should be used.
114. The NPPF states that local planning authorities should plan positively for the
creation, protection, enhancement and management of networks of green
infrastructure.

Threats
76. Inappropriate development is harmful to the Green Belt and should not be
approved except in very special circumstances.

7.8.2

Sunderland City Council

The Sunderland City Council Local Plan is still emerging but it will be composed
of a Core Strategy and an Allocations Plan. The Core Strategy is expected to be
adopted in late 2017.
Sunderland also has the Corporate Plan 2012/13-2014/15 and the Sunderland
Economic Masterplan which are specific to Sunderland yet are still relevant to the
IAMP development.

Strengths
•

‘Defining the City in Spatial Terms’ includes the area of Washington and the
opportunities and growth sections states that the North of Nissan site will add
significantly to the portfolio of sites capable of attracting inward investment.

•

In Chapter 2, Key Regeneration Sites the Background to Strategic
Sites/Locations for Major Development (LMD) Policy explains the land north
of Nissan would have good access to the national road network but there
would need to be improved public transport access to the area.

•

Policy CS3.1 states that the Council will encourage the development of new
employment sectors which will diversify the economy and support the city’s
long-term economic growth.

•

Policy CS3.4 states that subject to sufficient evidence to demonstrate demand
for employment land which cannot be met within the existing employment
land area, SCC and STC will work together and seek to deliver this through
the production of a development plan document at the earliest opportunity.
The supporting text to the policy at paragraphs 3.17 and 3.18 identifies the
potential for a large 20ha new site to the north of Nissan to accommodate
potential demand for employment land.
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Weakness
•

The supporting text to the Washington section of the Core Strategy informs
that the Strategic Site to the north of Nissan will involve development of land
within the Green Belt.

•

Also in the Key Regeneration Sites the Background to Strategic Sites/LMD
Policy in Chapter 2 it states that development of the strategic site to the north
of Nissan would reduce the site’s biodiversity potential and increase
greenhouse gas emissions as there is a lack of public transport so private cars
would be used to access the area.

•

The Local Plan has not yet been adopted.

Opportunities
•

The Regional Context section within the Core Strategy explores the potential
to extend the proposed strategic employment site north of Nissan into Green
Belt land within South Tyneside. The two Councils have also worked together
on the recent City Deal bid to secure the economic regeneration of the area.

•

The opportunities and growth section for Washington explains how
Sunderland’s designation as a Low Carbon Economic Area places the city,
and particularly Nissan, at its geographical centre is an opportunity for
growth.

Threats
•

Also in the supporting text to the Washington section it explains that an
amendment to the Green Belt boundary will be investigated as part of the
Green Belt Review being undertaken by the Council.

•

There are policies regarding Economic Prosperity and this has supporting text
that explains small-scale employment sites should be retained in order to
sustain new economic development opportunities.

•

In Chapter 2, Key Regeneration Sites the Background to Strategic Sites/LMD
Policy states that in the longer term major improvements to the road network
are needed.

7.8.3

South Tyneside

There is also an emerging Local Pan for South Tyneside which will be made up of
the Local Plan development plan document and the International Advanced
Manufacturing Park Area Action Plan. It is anticipated that the Local Plan will be
adopted in 2017/18 and the IAMP AAP will be adopted in 2016/17. This
document being dedicated to IAMP and forming part of the South Tyneside Local
Plan demonstrates how significant the development will be for the area.
However, this plan is currently in its initial preparatory stages and therefore the
current Local Development Framework has been looked at. The Core Strategy
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was adopted in June 2007 with Development Management Policies and SiteSpecific Allocations adopted in December 2011 and April 2012 respectively. The
following SWOT analysis has therefore been based on the adopted LDF as
opposed to the emerging Local Plan.
South Tyneside has other corporate policy that is relevant to IAMP. The South
Tyneside Vision 2011-2031 is supported by the Shaping Our Future – South
Tyneside Council Strategy 2013-2016 and the South Tyneside Vision 2011-2031
Change is Happening – Delivery Plan 2013-2016. Again these documents are
specific to South Tyneside but are relevant to IAMP.

Strengths
•

IAMP is a focus of emerging planning policy for the borough which is
demonstrated through the IAMP AAP being produced as part of the Local
Plan.

•

There will be improvements at the A19/A184 Testos roundabout which will
improve the road network that will support IAMP, this is explained in the
supporting text for policy ST1.

•

The Spatial Vision for the Borough in the Core Strategy wants proposals on a
large enough scale to deliver a major change in how the borough is perceived,
which will in turn have the greatest impact on the economy.

Weakness
•

There is no reference to the IAMP in the LDF as it was prepared and adopted
prior to initiation of the City Deal and IAMP concept.

•

The Local Plan has not yet been adopted.

Opportunities
•

Policy ST1 is that the Council wants to promote opportunities along the A19
economic growth corridor.

Threats
•

Policy EA5 Environmental Protection states that it does not permit the
development of unsustainable schemes located in those areas of the coast,
Tyne Corridor and Don Valley where flood risk is unacceptably high.

7.8.4

Summary

The high level review of National and local policy has identified the policies
which are relevant to IAMP. Generally these are in support of the development in
principle as it will provide jobs, support economic growth and attract inward
investment. The main weakness and/or threat to the development is that the area is
located within the Green Belt where there are tight constraints and development
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on this scale is generally avoided and the Green Belt issue has been acknowledged
in every policy that has been reviewed.
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8

Draft Vision and Objectives

8.1

Introduction

The following draft vision and objectives for IAMP are based on the review of
objectives set out in Sunderland City Council (SCC) and South Tyneside
Council’s (STC) planning and strategic documents as well as other sub regional
documents, as reviewed in Section 3 of this report.
The proposed vision and objectives have informed the three options that are set
out in Section 8.

8.2

Vision for IAMP

The following is the proposed vision statement for IAMP:
A nationally important and internationally respected location for advanced
manufacturing and European-scale supply chain industries. A planned and
sustainable employment location that maximises links with Nissan and other high
value automotive industries as well as the local infrastructure assets, including
the ports, airports and road infrastructure. An attractive working environment
that creates the conditions in which businesses can establish and thrive and where
people choose to work. A unique opportunity for increased job and business
creation and the promotion of regional prosperity whilst taking advantage of
natural assets and green infrastructure including the River Don corridor.

8.3

Objectives for IAMP

The following objectives have been established for IAMP:
•
•
•
•
•
•
•
•
•

Build on the area’s international reputation in the automotive industries and
support Nissan in its expansion and investment in the UK, a vital sector of the
UK economy
Enable the North East to continue to achieve a positive balance of trade in
goods, thereby strongly supporting the growth and resilience of the UK
economy
To deliver a key element of the Sunderland & South Tyneside City Deal with
Government and to support the North East LEP to stimulate local jobs and
growth in the local economy
Attract European-scale ‘super suppliers’, especially linked to automotive
industries and encourage investment and expansion by existing businesses;
Ensure the North East has sufficient land to meet the demand of growth
employment sectors, in the most appropriate locations to attract private sector
investment
Ensure links to sub-regional infrastructure, including ports, roads and airports.
Ensure a suitable transport network to realise the vision
Ensure a skilled workforce to realise the vision
Protect and enhance the biodiversity offering of the location including through
mitigation
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Design the area and encourage development based on sound sustainability
principles
Create a central hub to provide identity and encourage public transport
Maximise opportunities to bring in public sector and private sector funding,
including EU Structural Funds
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Following the baseline technical review, summarised in Section 6 and
consideration of the emerging vision and objectives (Section 7), three concept
options have been progressed. These are broadly based on the preferred ‘Site B’
which was selected as a result of responses to the IAMP consultation (February –
March 2015) and the assessment of potential sites (see Section 4) For each option
an accompanying diagram has been prepared (scale, 1:20,000 at A3).

9.1.1

Option components

A set of project requirements have been developed and are summarised below.
Developable Area
Each option provides for around a 170 hectare (ha) development, which is the
total land take (including roads, infrastructure, landscaping and car parking per
plot). This includes an area of safeguarded land of up to 70ha, which could be
brought forward over the next Plan period. This will ensure that the chosen option
can be designed such that future expansion of IAMP can be accommodated if
necessary.
Landscape corridor
A landscape and ecological mitigation zone of up to 50ha has been identified to
safeguard the landscape and ecological features, particularly around the River
Don, for its protection, management and enhancement and to also identify
amenity areas to be opened up for public use.
Hub
Each option identifies a ‘hub’ which would be likely to house ancillary uses such
as public transport interchange, managed workspace, conference facilities, retail
and cafes and possibly a hotel. This has been included to fulfil the aspiration of
creating a scheme which meets the needs of employees and creates a space in
which they can work and thrive.
Constraints
All of the parcels identified for each of the options have been drawn outside of
significant ecological constraint areas, outside of flood zones, and not within 50m
of any watercourses.
The parcels also avoid the overhead pylons (with a buffer of 30m each side
representing a worst case scenario). Studies into utility constraints are ongoing
and it is possible that some land parcels become less able to accommodate
development as more constraints are identified.
The land parcels shown on the option diagrams are for the purposes of calculating
areas and are based on site constraints and not land ownership.
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Option 1 is focused along the A19 Corridor. The total development area is 170ha
(100ha for development and 70ha safeguarded).
The River Don is at the centre of the scheme, providing a central focus for a green
corridor. The central hub is located alongside the River Don.
The scheme is built around a new road connecting the A1290 to the A184. It is
assumed that Highways England would be supportive of this given their proposed
improvements to the Downhill Lane junction. The parcels are generally of a good
proportion for large ‘shed’ or industrial type buildings.
The first phases would be centred around the hub and main Nissan site.
The hub would be centred on South Tyneside land just south of the River Don –
this could provide a good opportunity for views onto the landscape corridor.
The hub would be central to the northern and southern sections of the Park,
connected by the new road. A transport interchange could be provided here and
the hub would be around a 10 minute walk (800m) from the edge of the main
Nissan site.
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Key Features

Landscape
The option covers mostly arable fields and a number of farm buildings. The
parcels follow most of the field boundary lines, which are generally separated by
hedgerows. The River Don runs east to west through the option.
The land parcels have been drawn outside of any landscape constraints including
watercourse (50m buffer), Local Wildlife Sites (50m buffer), Woodland (20m
buffer) and outside of marshy areas. The option does cover hedgerows, which
may involve their removal, and a loss of wildlife habitat.
Ecological
There are Barn Owl Nests and areas suitable for foraging by Barn Owns in the
central and northern areas of the option. A number of bat foraging sites have been
identified in the southern part of the option. Further details of the ecological
considerations are provided in Section 8.5.
Flood Risk
The parcels of land are outside of the flood risk areas identified on the Strategic
Flood Risk Assessment.
Green Belt
The northern section of the option in the South Tyneside area is in Green Belt
land which is more sensitive to development impacts. Further details of the Green
Belt considerations are provided in Section 8.6.
Access and Movement
The option could be served by the existing A1290, other roads such as Downhill
Lane and West Pastures would need upgrading. A new road would need to be
built across the River Don, to connect the two parts of the scheme – initial work
has been undertaken on the position of this road, and this has been identified on
the diagram. The Great Northern Trail runs through this option, following the
border between South Tyneside and Sunderland.
Utilities
A number of utilities follow the existing road network, and along parcel edges. A
Northern Gas Networks intermediate pressure gas line cuts through several of the
parcels. A Northern Power Grid 11kV overhead power line cuts through land to
the north of the River Don.
The development areas have been drawn outside of a 30m buffer from each side
of the Northern Power grid 66kV overhead power lines, this is a generous
allowance which represents the worst case scenario but has potential to be reduced
at the masterplanning stage. The intermediate pressure Northern Gas network line
passes through land to the north of the River Don (no work to be within 3m), and
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a Northern Power Grid 11kV overhead power line also passes through land to the
north of the River Don (no road within 8m, no object within 3m or less).
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9.3

Option 2: North West to South East axis

9.3.1

Overview

Option 2 is on a north west to south east axis. The total development area is
170ha of which 100ha is for development and 70ha safeguarded.
The River Don is at the centre of the scheme, providing a central focus on the
green corridor. A hub is located on land directly to the north of the main Nissan
site.
This Option has good connections to the A184, A194 and the A19. The parcels
are generally of a good proportion for large ‘shed’ type and industrial buildings.
The first phases are likely to be located around the hub on the A1290, which could
serve both the park and the Nissan site.
The hub would be centred on Washington Road, serving both the southern section
of the scheme and the main Nissan site. In terms of public transport access, bus
stops already exist along Washington Road to serve the hub.
The southern part of the scheme is accessed off the A1290, which can be accessed
from the A19.
The northern section of the scheme could be accessed off Follingsby Lane, which
provides access to the A194, but would need to be upgraded.
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Key Features

Landscape
The southern section of this option for the scheme covers mostly arable fields and
a number of farm buildings as well as the aircraft museum. The parcels follow
most of the field boundary lines, which are mostly separated by hedgerows. The
northern section of the park also comprises arable fields and farm buildings.
The parcels have been drawn outside of any landscape constraints including
watercourse (50m buffer), Local Wildlife Sites (50m buffer), Woodland (20m
buffer) and outside of marshy areas. The option does cover hedgerows, which
may involve their removal, and a loss of wildlife habitat.
It is also noted that an area around Strother House Farm is classified as Grade 2
agricultural land (‘Best and Most Versatile’).
Ecological
There are Barn Owl Nests and areas suitable for foraging by Barn Owls in the
central and northern areas of the option. A number of bat foraging sites have been
identified in the southern part of the option. Further details of the ecological
considerations are provided in Section 8.5
Flood Risk
The parcels of land are outside of any flood risk areas identified on the Strategic
Flood Risk Assessments.
Green Belt
The southern section of the park is in lower (less sensitive to development
impacts) scoring Green Belt land. Further details of the Green Belt considerations
are provided in Section 8.6
Access and Movement
The southern section of the option could be served by the existing A1290 and
Washington Road. Follingsby Lane serves the northern section of the site and
turns into Downhill Lane which is connected across the river into the southern
section of the site.
Utilities
A number of utilities follow the existing road network in the southern section of
the site. A Northern Gas Networks intermediate pressure gas line cuts through
land to the north of the River Don. A northern power grid 11kV overhead line
and a Northumbrian Water Distribution also cuts through land to the north of the
River Don.
The development areas have been drawn outside of a 30m buffer from each side
of the Northern Power grid 66kV overhead power lines, this is a generous
allowance which represents the worst case scenario but has potential to be reduced
at the masterplanning stage. Where the intermediate pressure gas line passes
through, there is to be no work to be within 3m. Where the 11kV line passes, there
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is to be no work within 8.2m. For the Northumbrian Water Treated line,
dependent on pressure, a maximum easement of 6m either side will be required.
These will need to be considered in the placement and design of any buildings.
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Option 3 is along an East-West axis in the southern part of the area. The total
development area is 170ha of which 100ha is for development and 70ha
safeguarded.
The scheme could be serviced by the existing A1290 road and includes a hub
adjoining the main Nissan site. The parcels are generally of a good proportion for
large manufacturing type buildings.
The scheme is accessed off the A1290, which can be accessed from the A19.
The first phases would be centred around the hub and main Nissan site.
The hub would be centred on Washington Road, connecting to the existing bus
network and could also serve the main Nissan site.
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Key Features

Landscape
The option covers mostly arable fields and a number of farm buildings. The
parcels follow most of the field boundary lines, which are separated by
hedgerows. The parcels have been drawn outside of any landscape constraints
including watercourse (50m buffer), Local Wildlife Sites (50m buffer), Woodland
(20m buffer) and outside of marshy areas.
Ecological
Only a few parts of the site are identified as having Barn Owl Nests and areas
suitable for foraging. This option avoids the 250m buffer around known Great
Crested Newt ponds but is within 500m. Further details of ecological
consideration are provided in Section 8.5
Flood Risk
The parcels of land are outside of the flood risk areas identified on the Strategic
Flood Risk Assessment.
Green Belt
As the park covers land east to west along the A1290, it reduces the impacts on
the higher performing Green Belt land. Further details of the Green Belt
considerations are provided in Section 8.6
Access and Movement
The option could be served by the existing A1290.
Utilities
As with the previous options, a number of utilities follow the existing road
network. A National Grid 275kV overhead line travels through the park area and a
Northern Gas Networks intermediate pressure gas line also cuts through parcel S9.
The development areas have been drawn outside of a 30m buffer from each side
of the Northern Power grid 275kV overhead power lines, this is a generous
allowance which represents the worst case scenario but has potential to be reduced
at the masterplanning stage. An intermediate pressure Northern Gas network line
passes through land immediately to the north of the A1290 (no work to be within
3m), which will need to be considered.
It is noted that land on the western extent of the option adjacent to the Leamside
Line may not be an appropriate size and configuration for the types of
development proposed nonetheless it has been included in this option because this
option seeks to be configured around an east-west alignment.
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An initial review of the options against environmental constraints has been
undertaken.
Given the similarities in the extent of options 1 and 2 this is presented in a
combined review below.

9.5.2

Options 1 and 2

The sites span the River Don which would be at the centre of the scheme with a
‘green corridor’ separating the two development sites from the River. This green
corridor and the 50m buffer either side of the channel should safeguard the
development from fluvial flooding (pending the outcome of more detailed flood
risk analysis), though any bridge crossings would have to be designed to not
exacerbate flood risk on the Don.
There are a number of ecological constraints associated with the River Don,
including nationally important water vole populations, otter habitat (including
shelters), habitat for bird and bat species, and badger setts. There will be direct
land take impacts upon habitats used by these species, and a new road crossing of
the River will bring disturbance impacts to all species during the operation of the
site.
Within the proposed 100ha site the following properties would potentially be
directly impacted:
•
•
•
•
•
•

West Moor Farm
Hylton Bridge Farm
The White House
Elliscope Farm
Make-me-rich Farm
An electricity substation is also found within the site

Within the safeguarded land (which could be brought forward over the next plan
period) the following properties would be impacted if future development took
place:
•
•
•

Usworth Cottages / terraced house
Three Horseshoes Pub
North East Land Sea and Air Museum

Within Option 2 it is also noted that an area around Strother House Farm is
classified as Grade 2 agricultural land (‘Best and Most Versatile’).

| Revised Final | 12 November 2015
C:\MATT\IAMP - GREEN BELT AND SITE SELECTION OPTIONS PAPER FINAL REVISED 121115.DOCX

Page 64

Sunderland City Council and South Tyneside Council

9.5.3

International Advanced Manufacturing Park (IAMP)
Green Belt and Site Selection Options Paper

Option 3

The site does not span the River Don which is safeguarded from direct impacts by
the ‘Green Network’ 50m buffer either side of the channel. Pending the outcome
of more detailed flood risk analysis this should avoid any construction within the
floodplain and there would not be any bridge crossings to exacerbate flood risk on
the Don,
There are a number of ecological constraints associated with the River Don,
including nationally important water vole populations, otter habitat (including
shelters), habitat for bird and bat species, and badger setts. These impacts will be
minimised by having no construction within 50m of the River, although bird and
bat habitat will still be subject to direct land take to the south.
Within the proposed 100ha site the following properties would be impacted:
•
•
•
•

West Moor Farm
Usworth Cottages / terraced house
Three Horseshoes Pun
North East Land Sea and Air Museum

Within the safeguarded land (which could be brought forward over the next plan
period) the following properties would be impacted if future development took
place:
•
•
•

North Moor Farm
Hylton Grove Farm
The White House
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9.6

Green Belt Assessment of Options

9.6.1

Introduction

An initial review has been undertaken to understand how the proposed options
perform against the Green Belt assessments carried out by SCC and STC.
All three options have been reviewed with the outcomes reported in the summary
table below. The review is based on the Green Belt assessment work set out in
Section 5 which applies the SCC methodology to the STC IAMP Green Belt area
in order to produce a comprehensive and cohesive assessment covering the IAMP
Green Belt area. The approach applied is based on the SCC A-E assessment
criteria which was used in the assessments to determine the potential impact of
developing the parcel on the Green Belt and thus provides an overall assessment
of the performance of the parcels in relation to Green Belt purposes. A qualitative
assessment taking the Green Belt as a whole for each of the options is also
provided in order to provide an appreciation of the overall cumulative impact on
Green Belt purposes.

9.6.2

Green Belt Impact

The following table applies the A-E assessment criteria to the three options based
on the findings of the South Tyneside and Sunderland Green Belt Assessments.
An approximate percentage of the amount of each assessment criteria which falls
within each Option has been calculated, based on the colour coded map in Section
5. This provides a summary of the potential impact of each option on Green Belt
purposes.
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Assessment Criteria

Summary

A: Zero
Impact

B: Minor
impact,
which can
be
mitigated

C:
Moderate
impact,
which can
be
mitigated

D: Moderate
overall
adverse
impact/
some
mitigation
feasible

E:
Major
overall
adverse
impact

1

0%

2%

25%

73%

0%

Development of
Option 1 would
result in a
predominantly
moderate overall
adverse impact on
the Green Belt
(73%) with some
mitigation feasible

2

0%

2%

35%

63%

0%

Development of
Option 2 would
result in a
predominantly
moderate overall
adverse impact on
the Green Belt
(63%) with some
mitigation feasible
Development of
35% of the area
would have a
moderate impact
which can be
mitigated.

3

0%

2%

53%

45%

0%

Development of
Option 3 would
have a
predominantly
moderate impact
(53%) which can
be mitigated with
45% having a
moderate overall
adverse impact
with some
mitigation feasible.
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All the options impact on the Green Belt but none of them would have a major
overall adverse impact. There are differences between the options in terms of
proportion of the area that is within categories C and D.
It is also necessary to consider the cumulative impact on the Green Belt of the
three options in addition to the parcel-by-parcel assessment provided above:
•

Option 1 as a whole would have an adverse impact in terms of Green Belt
purposes given the level encroachment of predominantly open countryside
which is detached from the settlement with an adverse impact in terms of
resulting in the merging of Sunderland and West Boldon.

•

Option 2 as a whole would also have adverse impacts because it results in
the merging of Sunderland and Gateshead and consists of predominantly
open countryside which is detached from the settlement.

•

Option 3 would also have an adverse impact as it would result in the
merging of Sunderland and Washington. This option results in slightly
less encroachment into the open countryside given that a larger proportion
of the area adjoins the Nissan plant. Summary of Options

9.6.3

Option 1: A19 Corridor

Option 1 shows a scheme north of Nissan, in two connected parts along the A19
Corridor. The total development area is shown as 174ha.
The River Don is at the centre of the scheme, providing a central focus for a green
corridor. This would enable the quality of the scheme to be enhanced by a high
quality integrated environmental corridor. There is also the opportunity for a
central hub to look onto the River Don and green corridor which will create a
good setting for the location.
The distribution of the land between South Tyneside and Sunderland Council
areas allows for employment to be provided in both authority areas to support
their local communities.
The scheme has a strong commercial identity facilitated by a frontage along the
A19 corridor. The scheme is focused on a new dualled A1290 connecting to the
A184.
The parcels are generally of a good proportion for large ‘shed’ or industrial type
buildings.

9.6.4

Option 2: North West to South East axis

Option 2 shows a scheme crossing diagonally across the River Don on a north
west to south east axis. The total development area is 170ha.
The River Don is at the centre of the scheme, providing a central focus on the
green corridor. This would enable the quality of the scheme to be enhanced by a
high quality integrated environmental corridor.
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A good proportion of the parcels are located in South Tyneside and Sunderland
council areas, helping to ensure employment is provided in both authority areas to
support their local communities.
A hub is located on land directly to the north of the main Nissan site, which would
help the site integrate with the existing economic activities at Nissan.
This Option has good connections to the A184, A194 and the A19 which will be
beneficial during the construction but also once IAMP is operational. The
scheme increases the link to Follingsby to improve access in this area.
The parcels are generally of a good proportion for large ‘shed’ or industrial type
buildings.

9.6.5

Option 3: East to West Park axis

Option 3 is along an East-West axis in the southern part of the area. The total
development area is 170ha.
This Option allows for a generous buffer to the River Don, safeguarding the
existing wildlife habitats.
A hub is located on land directly to the north of the main Nissan site, which would
help the site integrate with the existing economic activities at Nissan.
The scheme could be serviced by the existing A1290 road. The parcels are
generally of a good proportion for large ‘shed’ or industrial type buildings.
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Consultation
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The consultation process will include the following:
•

A summary leaflet of the Paper emailed to all the statutory and other
required consultees and made available with the full report on Council
websites.

•

Two invite only events to be held at Quadrus Business Centre – one for the
Duty to Cooperate partners and other key stakeholders; the second for the
landowners on the proposed site. These will be held in December 2015.

•

Public Events to be held at the Galleries in Washington and at Asda in
Boldon – to be held during January 2016.

•

A hard copy of the report and the summary leaflet to be available at both
Council Offices.

•

A response/comment form that can be emailed or posted.

10.2

Future Stages

Following the consultation on this Green Belt and Site Selection Options Paper,
the responses will be reviewed and a preferred option will be developed. The
selection of the preferred option will be informed by a review of each of the
options against the following:
•

sustainability appraisal;

•

consultation findings;

•

IAMP AAP Vision and Objectives; and

•

technical review (including environmental, Green Belt, policy,
infrastructure, viability).

A draft Area Action Plan will be produced which will set out the planning policy
framework for the delivery of the preferred option.
Further consultation will be undertaken throughout these stages, including
statutory consultation on the proposed or ’publication draft’ Area Action Plan
(AAP) ahead of submission to the Secretary of State and Planning Inspectorate.
The Area Action Plan will then be the subject of an independent Examination by
the Planning Inspectorate. If the Planning Inspectorate find the AAP to be
‘sound’ then South Tyneside Council (STC) and Sunderland City Council (SCC)
can adopt the AAP as part of their development plan. It will then become the
statutory planning policy against which planning applications in the area will be
determined.
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Context

A1.1

Introduction
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A review of the strategy and policy context has been carried out for IAMP to
identify the corporate visions and strategies that Sunderland City Council (SCC)
and South Tyneside Council (STC) and other strategic partners have outlined for
the area. The review allows comparisons to be seen between the two Councils’
strategy documents. Other strategic documents, such as the City Deal, have been
reviewed where they are common to both Sunderland and South Tyneside.
The high level strategies have been identified along with the general vision for
each document. Information has also been analysed based on three themes
relevant to IAMP, these are:
•

Economy and Location

•

Infrastructure; and

•

Investment.

A1.2

South Tyneside

South Tyneside’s Local Plan is still in the initial preparatory stages therefore the
policy documents which the Council currently has are:
•

Local Development Framework (adopted)

•

Local Plan (in preparation)

•

South Tyneside Vision 2011-2031 Change is Happening – Delivery Plan
2013-2016

•

Shaping Our Future – South Tyneside Council Strategy 2013-2016

A1.2.1

Local Development Framework

The South Tyneside LDF is made up of the Core Strategy, Site-Specific
Allocations Development Plan Document (DPD) and Development Management
DPD, plus three town centre based Area Action Plans.
The South Tyneside Core Strategy was adopted in June 2007 with the aim to
achieve “a better future for South Tyneside’s people.” The Site Specific
Allocations DPD was adopted in April 2012 and the Development Management
DPD was adopted in December 2011. These three documents are currently being
reviewed and updated to form the Local Plan.
In the Core Strategy, there is no reference to the IAMP development and many of
the policies are now being reviewed as part of the Local Plan. However, the
supporting text for policy A1 in the Core Strategy does state that the Council

| Revised Final | 12 November 2015
C:\MATT\IAMP - GREEN BELT AND SITE SELECTION OPTIONS PAPER FINAL REVISED 121115.DOCX

Page A1

Sunderland City Council and South Tyneside Council

International Advanced Manufacturing Park (IAMP)
Green Belt and Site Selection Options Paper

wants to promote opportunities along the A19 economic growth corridor and that
there will be improvements at the A19/A184 Testos roundabout. The proposed
Testos grade separation scheme is furthered in Site-Specific Allocations Policy
SA2,
Within the Development Management DPD, Policy DM1 sets out a series of
criteria that should be used when determining applications. It states that the
Council will ensure development enhances local settings and is designed with
sensitive consideration of its surroundings, is acceptable in relation to impact on
residential amenity, has high quality built and landscape design, has appropriate
highway capacity and is designed to minimise and mitigate local flood risk.
In the Site Specific Allocations DPD the supporting text to Policy SA3 Economic
Development Opportunities (and also at para. 6.3) makes reference to the area of
green belt to the north of the Nissan car manufacturing plant. It states that South
Tyneside Council is aware that Sunderland City Council’s emerging core strategy
proposed this as a strategic employment site. The site is parallel to the A19 and
comes up to the borough’s southern boundary which may suggest that there is
some natural scope for it to extend into South Tyneside over approximately 3.5
hectares (ha) of land. The site has been assessed in the Employment Land Review
2011 regarding its suitability and deliverability. However, as exceptional
circumstances for green belt deletions have not been determined it is not believed
to be appropriate or prudent to allocate any green belt sites at this time as it would
conflict with the Council’s strategic spatial approach in the adopted Core Strategy.
The introduction does state that a strategic review of the green belt is anticipated
to take place as part of the LDF Core Strategy review process and this would
include further consideration of the sites within the green belt.

A1.2.2

Local Plan

The Local Plan is emerging and will be the statutory development plan for the
borough. It is the implementation plan for the land-use objectives of the South
Tyneside Vision 2011-31 and supports the Shaping our Future Strategy. The plan
is being prepared over the coming years and will be composed of the Local Plan
development plan document and the International Advanced Manufacturing Park
Area Action Plan.
The Local Plan Development Plan Document brings Local Development
Framework (LDF) documents together and covers the loss of the former Regional
Spatial Strategy. It is anticipated that the Local Plan will be adopted in 2017/18
whilst the IAMP AAP is planned to be adopted in 2016/17.
Public consultation on spatial growth and development options has been taking
place during summer/autumn 2015. This will be followed by public consultation
on the publication draft DPD and then by the submission of the draft DPD to the
Secretary of State, independent examination and finally adoption.
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South Tyneside Vision

The vision is that ‘South Tyneside will be an outstanding place to live, invest and
bring up families’ and this was agreed in 2011. The vision identifies 10 key
objectives but selects four as the most important priority outcomes:
•

Stable and Independent Families

•

Healthier People

•

A Regenerated South Tyneside with Increased Business and Jobs

•

Better Housing and Neighbourhoods

A1.2.4

South Tyneside Council Strategy

The South Tyneside Council Strategy for 2013-2016 is entitled ‘Shaping Our
Future’ is the short-term strategy for delivering the priority outcomes of the vision
for the future of South Tyneside.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

South Tyneside want to build on their international reputation in the marine,
offshore and automotive industries.

•

The Council has a key role to play in stimulating jobs and growth in the local
economy – which aim to attract new businesses.

Infrastructure
•

The Council want to create an environment in which existing businesses can
grow and prosper.

•

The Council wants to bring forward strategic employment sites.

Investment
•

The City Deal with Sunderland will unlock potential growth in manufacturing
and advanced engineering.

•

The Council want to maximise external funding and EU Structural Funds.

•

The strategy aims to increase local public and private spending through
‘Supply South Tyneside.’

A1.3

Sunderland

The key documents providing the context and policy information for Sunderland
are the:
•

Unitary Development Plan 1998
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•

Local Plan - Core Strategy and Development Management Policies - Draft
Revised Preferred Options

•

Corporate Plan 2012/13 – 2014/15

•

Sunderland Economic Masterplan

A1.3.1

Unitary Development Plan

The adopted development plan is the Unitary Development Plan (UDP) however
this was adopted in 1998. As this plan was adopted 17 years ago the focus has
been placed on the emerging local plan.

A1.3.2

Local Plan - Core Strategy and Development
Management Policies - Draft Revised Preferred Options

The Local Plan is still emerging but will compromise a Core Strategy and
Development Management Policies and an Allocations Plan. The Core Strategy is
being prepared and the Allocations Plan will be completed following this. The
Core Strategy will provide the overarching policy framework to guide Sunderland
for the next 20 years. The Core Strategy is currently in draft version and will need
to go through more stages before it is adopted. It will be submitted in late 2016
with examination to take place in early 2017 and adopted expected to occur in late
2017.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

The executive summary states that there is a requirement for the Core
Strategy, Sunderland Strategy Economic Masterplan to be aligned

•

The Economic Prosperity policies supporting text explains that small-scale
employment sites should be retained in order to sustain new economic
development opportunities

•

Policy CS3.1 states that the Council will encourage the development of new
employment sectors which will diversify the economy and support the city’s
long-term economic growth. The Regional Context section in the Core
Strategy looks at the potential to extend the proposed strategic employment
site north of Nissan into Green Belt land within South Tyneside. The two
Councils have also worked together on the recent City Deal bid to secure the
economic regeneration of the area

•

‘Defining the City in Spatial Terms’ includes the area of Washington and the
opportunities and growth for this area states that Sunderland’s designation as a
Low Carbon Economic Area places the city, and particularly Nissan, at its
geographical centre is an opportunity for growth
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•

In the Washington opportunities and growth section it says the North of
Nissan site will add significantly to the portfolio of sites capable of attracting
inward investment

•

The supporting text to the Washington section explains that Employment Land
Reviews (2009 and 2012) highlighted the need to seek a release of land to
accommodate potential demand in the Washington area in the future. Due to
the constrained nature of the area, this requirement was considered to be best
met in the form of a large site to the north of the existing Nissan car plant.

•

In the same section of supporting text it describes that the Strategic Site to the
north of Nissan will involve development of land within the Green Belt. An
amendment to the Green Belt boundary will be investigated as part of the
Green Belt Review being undertaken by the Council.

•

In Chapter 2, Key Regeneration Sites the Background to Strategic
Sites/Locations for Major Development (LMD) Policy states that there is
support for a strategic site to the North of Nissan. It should be a business park
for a range of employment uses. Development would have good access to the
national road network but there would need to be improved public transport
access to the area

•

In the same area of text in Chapter 2 it has supporting text on the North of
Nissan Strategic Site that explains how development of the strategic site to the
north of Nissan would reduce the site’s biodiversity potential, increase
greenhouse gas emissions as there is a lack of public transport so private cars
would be used to access the area therefore a Travel Plan must be developed, a
high level of building control, planning and sustainability standards should be
applied.

•

Policy CS3.2 explains that development on the site will comprise land uses in
use classes B1b (research and development), B1c (light industry), B2 (general
industrial) and B8 (storage and distribution). Emphasis will be given to
particular developments which support low carbon technologies. Offices (B1a)
will only be acceptable when ancillary to the wider development and should
not be of a scale where they impact upon the deliverability of office sites in
the City Centre.

•

Policy CS3.4 states that subject to sufficient evidence to demonstrate demand
for employment land which cannot be met within the existing employment
land area, SCC and STC will work together and seek to deliver this through
the production of a development plan document at the earliest opportunity.

•

Paragraphs 3.17 and 3.18 note that due to the constrained nature of the
Washington conurbation, there is potential for a large 20ha new site to the
north of Nissan to accommodate potential demand for employment land. This
would capitalise on the emerging low carbon economy with potential uses for
the site being principally within the low carbon technologies/advanced
manufacturing sectors.
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Infrastructure
•

Also in the Washington opportunities and growth section there is an issue
concerning connectivity stemming from the development of the proposed
Strategic Site to the north of Nissan as this will generate significant levels of
traffic. The Council is liaising with the Highways Agency (now Highways
England) and other transport partners to ensure that the site can be operated
effectively within the highway network. In the longer-term there may be a
need to carry out major improvements to the network.

•

The background to the Economic Prosperity policies in Chapter 3 states that
development should be focused on accessible and brownfield urban areas but
greenfield land could be allocated where good public transport links are
present or transport infrastructure can be developed

Investment
•

Paragraph 3.18 notes that the large 20ha site to the north of Nissan is critical
to attracting strategic economic inward investment to Sunderland and thus the
site needs to be developed in a cohesive manner rather than through piecemeal
development.

A1.3.3

Corporate Plan 2012/13 – 2014/15

The Sunderland Corporate Plan is expected to run for three years and sets out the
visions that the Council has for Sunderland. The overarching purpose is to “ensure
Sunderland is a place where people can fulfil their ambitions and potential.” The
plan has three strategic priorities:
•

People – raising aspirations, creating confidence and promoting opportunity

•

Place – leading the investment in an attractive and inclusive city and its
communities

•

Economy – creating the conditions in which businesses can establish and
thrive

The work in this plan with regards to the economy has been guided by the
Sunderland Economic Masterplan.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

Sunderland Council want to create conditions where businesses can establish
and thrive.

•

Increasing economic activity in the city will help to improve people’s quality
of life.

•

Set up the Economic Leadership Board to lead Economic Masterplan work to
ensure continuity between decision making and delivery.
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Increase the number of jobs in the city centre.

Infrastructure
•

The Council wants to work with the business community to provide the
environment for businesses to grow and develop and therefore create good
quality job opportunities for local people.

Investment
•

The Council want to give positive messages to investors to ensure they attract
inward investment.

A1.3.4

Sunderland Economic Masterplan

The purpose of the Economic Masterplan that was launched in 2010 is to help set
the direction for the city’s economy over the next 15 years, to establish how
Sunderland will earn its living over that period, what that will look like on the
ground and to set out the actions private, public and voluntary sector partners
across the city need to take to ensure Sunderland has a prosperous and sustainable
future.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

To develop a low carbon economy, the Masterplan states the Council needs to
focus on four assets:

•

Nissan, to exploit electric vehicle technology and become a world leader in
producing electric vehicles.

•

The University of Sunderland, to redefine the city as a place where knowledge
is part of the way of life.

•

The port, to enable the servicing of new offshore wind farms.

•

Using specific development sites to create a new business district in the city
centre, more retail sites, and an electric vehicle technopole.

•

An aim is for more jobs to be created in the city centre.

•

The city’s recovery was fuelled by foreign direct investments by companies
such as Nissan and financial and customer services.

•

Nissan announced that its battery plant will be located in Sunderland and
Sunderland’s car plant will be the first European plant to produce Nissan’s
electric car.

•

The Council want to establish a technopole ‘hub’ with the concentration of
facilities and development of land near Nissan.

•

Allocation of Enterprise Zone status to sites adjacent to the Nissan plant.
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Infrastructure
•

The Council want to develop sites to attract new investment.

Investment
•

This theme was not referred to in the Economic Masterplan.

A1.4

Sunderland City Deal

The Sunderland City Deal is in partnership with South Tyneside Council and the
North East Local Enterprise Partnership. It aims to enable the city and the North
East to build on its strengths in advanced manufacturing, with a focus of the
automotive sector but also the expanding opportunities for enterprise and
employment in the area.
A new, combined, authority was created to bring local Councils in the area
together so they can seize the economic opportunities.
The City Deal will support the development of IAMP with the proposal building
on the strengths of Sunderland and South Tyneside and encourages local
economic growth and the growth in private sector employment.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

IAMP will help to improve Sunderland’s economic growth.

•

The plan expresses the aim to expand the city centre economy.

•

The Sunderland City Deal acknowledges that Nissan is a local employer and
the Sunderland plant is an example of regional success in Manufacturing.

•

The City Deal supports the development of an IAMP to address the growing
demand in the advanced manufacturing sector. It will support the detailed
planning, design and assembly of the site.

Infrastructure
•

The development of the Sunderland Strategic Transport Corridor will support
IAMP.

•

The City Deal will identify what infrastructure is required to bring IAMP into
manufacturing use – including the construction of a spine road through the
site, upgrading key junctions, construction and expansion of cycle lanes and
footpath and construction of key utility links to the site.

•

Investments planned by the Department for Transport will be taken advantage
of – improvements to the A19/A184 Testos Junction and pinch point funding
to improve junctions of the A19 at A1231 and A183.
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Investment
•

To support IAMP the City Deal partners co-designed a Sunderland Skills
Compact with local businesses to encourage them to collaborate in the training
of their workforces.

•

City Deal partners will provide £5m of funding in 2014/15 which will support
the delivery of the initial planning phases.

•

The Government has recognised the national significance of the development
in stimulating economic growth and rebalancing the national economy so the
Government will work with partners in the North East to identify the full
funding required.

•

Sunderland Council, South Tyneside Council and NELEP will commit local
funding as the project progresses.

A1.5

Sunderland Community Strategy 2008-2025

The Sunderland Strategy was developed by the Sunderland Partnership to provide
a framework for all people to work together to provide a better quality of life in
Sunderland by 2025. The Sunderland Strategy sets out the vision of ‘creating a
better future for everyone in Sunderland’ and five aims resulting from workshops
held across the city. These aims act as stepping stones towards achieving the
vision. The Sunderland Strategy also sets out key milestones and the strategic
priorities for implementing the strategy.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

Aim 1 is to create an enterprising and productive global city with a strong and
diverse economy.

•

Section 4.1 ‘Prosperous City’ states that Sunderland’s economy is dominated
by employment in the public sector, services and manufacturing but the
economic base is possibly more diversified and complex than at any stage in
history.

•

The Key Objectives section in 4.1 outlines that Sunderand will promote the
growth of businesses by ensuring that the city has sustained economic stability
where employment opportunities are maximised.

•

A further Key Objective is to have created 20,000 new jobs by 2025.

Infrastructure
•

The Challenges part of Section 4.1 identifies that the built environment in
Sunderland has the infrastructure to support growth.

•

A Key Objective identified in Section 4.1 is to improve transport links.
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Investment
•

The prosperous City partnership will support investment in transport
infrastructure and linkages recognising that investments in one location can
bring many benefits to a wide range of residents from across the city.

A1.6

Strategic Economic Plan for the North East

The North East Local Enterprise Partnership (NELEP) published the Strategic
Economic Plan for the North East in March 2014 with the aim to create “more and
better jobs.” The vision for the NELEP is that by 2024 its economy will provide
over one million jobs. Another objective is for 60% of employment growth
occurring in better paid and higher skilled jobs which would help to address the
productivity gap between the NE local economy and the best performing areas
within the UK.
Various sections in the strategy link to the themes that have been identified as the
most relevant for the IAMP AAP and these are outlined below.
Economy and Location
•

To maximise growth in the North East economy, strategies, plans and
programmes will focus appropriate enabling investment toward key
employment locations along the A1, A19, the River Wear, the River Tyne and
the coast. IAMP is included as one of the key employment locations.

•

Advanced manufacturing is one industry important for the NELEP area as it
offers innovative, highly productive and world class activities.

•

Manufacturing is mainly located in out of town areas creating employment
locations along economic growth corridors.

•

The plan aims to support business growth.

Infrastructure
•

NELEP wants to develop the places for businesses to invest and for people to
live.

Investment
•

The City Deals want investment across hard and soft economic infrastructure.

•

NELEP to receive £460m of European Regional Development Fund (ERDF)
and European Social Fund (ESF).

•

Attract direct investment by promoting local assets.

•

Work with strategic partners to attract investment in key growth sectors.

A1.7

Conclusion

The review demonstrates that both Sunderland Council and South Tyneside
Council as well as wider sub-regional and regional partners are in support of the
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IAMP development as they both have policies which will enable it to occur, with
regards to funding and the provision of infrastructure. The social context of both
areas is a clear factor in wanting to increase the employment and economic
opportunities through the IAMP site. This is because the economic growth is
expected to improve quality of life and provide further employment opportunities.
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B1.1

Introduction

International Advanced Manufacturing Park (IAMP)
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To enable each parcel to be assessed consistently against the five Green Belt
purposes and also to ensure consistency between the two authorities, this section
sets out the methodology which was applied in re-defining the boundaries and
assessing the parcels within the South Tyneside IAMP Green Belt area. A site
visit of the whole South Tyneside area was carried out in undertaking the
assessment.

B1.2

Boundary definition

The following list of strong, moderate and weak boundaries was used to guide the
order of preference for boundary definition whereby strong and moderate
boundaries should be used first, followed by weak boundaries. However, in
reviewing the boundaries used by Sunderland Council and in an initial review of
the South Tyneside area, it was found that given the characteristics of the IAMP
area there are limited strong boundaries which can be used thus a degree of
professional judgement has been utilised. The existing approach adopted by both
authorities of using fields and physical infrastructure was applied however in
order to ensure that the parcels were not overly large, slightly weaker boundaries
were therefore used in some cases. Where numerous features occurred together,
this could constitute a stronger boundary than they would alone, for example, a
non-protected hedge and a brook are weak however a brook lined by a significant
non-protected hedge might be considered as a moderate boundary when all
features are considered together.
The list is based on the level of permanence of the boundaries:
Strong boundaries
•

Motorway

•

Main road (A roads, B roads, unclassified roads)

•

Railway line

•

Residential, employment or other development with strong established
boundaries

•

Watercourses (rivers, streams, canals, lakes)

•

Protected woodlands (with statutory designation)

•

Protected hedges

•

Prominent topography
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Moderate boundaries
•

Minor road (e.g. single track, private maintained road or unmetalled road)

•

Residential, employment or other development with intermediate established
boundaries

•

Prominent field boundaries (i.e. clearly defined and accompanied by
continuous physical features such as significant hedge, stone wall,
watercourse, line of trees)

•

Prominent public footpath, public bridleway or restricted byway (i.e. clearly
defined and accompanied by other physical features such as significant hedge,
stone wall, watercourse, line of trees)

•

Disused railway lines (where in cutting or on raised embankment)

•

Line of protected trees (TPO)

•

Non protected woodlands

•

Brook (where wooded or with steep sides)

Weak boundaries
•

Residential, employment or other development with weak or intermediate
established boundaries

•

Other public footpath, public bridleway or restricted byway that is not clearly
defined as a physical feature or is unaccompanied by other physical features

•

Disused railway line (where level with surrounding area)

•

Open space boundaries

•

Private road (unmaintained)

•

Non-protected hedges

•

Line of non-protected trees

•

Brooks (non-wooded and level with surroundings)

•

Culverted watercourses

•

Field boundaries (where physical features are lacking or intermittent)

B1.3

Assessment

The assessment of the parcels is based on the five Green Belt purposes set out in
the NPPF. Each purpose was broken down into a number of components
comprising key questions. These key questions have been adopted from accepted
approaches used elsewhere and have been included in the interests of robustness
and in ensuring consistency. The Sunderland Green Belt assessment was reviewed
bearing these questions in mind in order to determine how the judgement for their
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assessments had been reached. This enabled a recommended approach to be
determined on the basis of Sunderland’s A-E assessment criteria.

B1.3.1

Purpose 1: Check the unrestricted sprawl of large builtup areas

Key Questions

Sunderland Review

Recommended Approach

Is the parcel well connected
to the urban area or existing
built development?

Parcel is completely detached
from urban area/ built
development (may contains
farm building) – E

A - If fully enclosed, 3+
boundaries and with built
development

Would development help
‘round off’ the settlement
pattern?
Is there existing ribbon
development or potential for
ribbon development?
Definitions
Well-connected - ‘contiguous
land’ - highly contained by
the existing urban area i.e. to
be surrounded by high levels
of built development.
Open land – land which is
lacking of development.

Where parcel is adjoining the
urban area or built
development…
Along 1-2 boundaries – D
Along 2+ boundaries – C
(although potentially D –
consider level of built
development within parcel,
and consider potential for
ribbon development)
Along 3 boundaries – B
(consider potential for
rounding off)

Round-off – where the
existing settlement is an
irregular shape, will it fill in a
gap and/or complete the
shape?
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B - Where parcel is adjoining
the urban area or built
development along 3
boundaries (consider potential
for rounding off)
C – Where parcel is adjoining
the urban area or built
development along 2+
boundaries (consider level of
existing sprawl within parcel
including any ribbon
development)
D – Where parcel is adjoining
the urban area or built
development along 1-2
boundaries
E – Where parcel is
completely detached from
urban area/built development
(even if contains farm
buildings) (consider level of
protrusion into Green Belt)
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Purpose 2: Prevent neighbouring towns merging into
one another

Key Questions

Sunderland Context

Recommended Approach

Would a reduction in the gap
between the settlements
compromise the openness of
the Green Belt?

Where parcel forms part of
the gap between settlements
and is adjacent to urban area
or built development – C (as
development of parcel will
still leave a gap and would
only slightly erode the gap)

A - Where parcel does not
form part of the gap between
any settlements

Where parcel forms part of
the gap between settlements
and does not adjoin the
urban area – D (as parcel
forms part of the large gap
between the settlements and
development of the parcel
would considerably erode
this gap as it would result in
infilling)

C - Where parcel forms part
of the gap between
settlements and is adjacent to
urban area or built
development

If development of the parcel
were to take place would this
reduce the actual or perceived
gap between the settlements?
Definitions
Openness - the visible
openness of the Green Belt in
terms of the absence of built
development, a topography
which supports long line views
and low levels of substantial
vegetation. It is hard to define
as it is not simply just the
distance between the
settlement and the countryside
but can include the perceived
distance
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of a very large gap between
settlements

D - Where parcel forms part
of the gap between
settlements and does not
adjoin the urban area
E - Where parcel forms part
of a narrow gap between
settlements whereby
development would result in
the narrowing of this gap
and/or merging
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Purpose 3: To assist in safeguarding the countryside
from encroachment

Key Questions

Sunderland Context

Recommended Approach

Has there been existing
encroachment – are there
existing urbanising influences
within the parcel or adjacent to
the parcel?

Where parcel is
undeveloped or contains
minor farm buildings and…

A - Where the parcel is
developed and contain above
50% built form (and is
located adjoining urban
area)

What is the existing land
use/uses (residential, industrial,
community, leisure, farm, open
fields, agricultural)?
Proximity/relationship to the
settlement/countryside - Is the
parcel
adjoining/adjacent/detached
from the
settlement/countryside?
Does the parcel protect the
openness of the countryside?
Does the parcel serve a
beneficial use of the Green Belt
which should be safeguarded?
Definitions
Beneficial uses of the Green
Belt:
to provide access to the
countryside;
to provide opportunities for
outdoor sport and recreation;
to retain and enhance
landscapes;
to retain and enhance visual
amenity;
to retain and enhance
biodiversity.

Does not adjoin the urban
area along any boundary – E
Adjoins the urban area along
1 or more boundary – D
Where the parcel is
developed and contains
approximately 50% built
form (and is located
adjoining urban area) – B
It is noted that Sunderland’s
assessment does not seem to
give any importance to
beneficial uses of the Green
Belt. Local Wildlife Sites
which are present in NI1-5,
NI11, NI14, NI21 do not
seem to make a difference to
the assessment of the parcel
whereas they could be
considered to retain and
enhance biodiversity,
although there may be
reasons for this in terms of
coverage within the parcel
or other factors which
reduce the overall
assessment.

B - Where the parcel is
developed and contains up
to 50% built form (and is
located adjoining urban
area)
C - Where the parcel
contains up to 50% built
form and is detached from
the urban area or contains up
to 25% built form and is
adjoining the urban area
D - Where parcel is
undeveloped or contains
minor farm buildings and
adjoins the urban area along
1 or more boundary
E - Where parcel is
undeveloped or contains
minor farm buildings and
does not adjoin the urban
area along any boundary
NOTE:
Consider whether any
beneficial uses of the Green
Belt are present - if two or
more, raise assessment.

Urbanising influences – built
environment uses
Openness - the visible openness
of the Green Belt in terms of the
absence of built development, a
topography which supports long
line views and low levels of
substantial vegetation. Openness
should be assessed from the
edge of the settlement outwards.
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Purpose 4: To preserve the setting and special character
of historic towns

Key Questions

Sunderland Context

Recommended Approach

Is the nearest settlement to
the parcel a historic town?

All parcels are assessed as A
with the exception of NI17
which is assessed as B as the
North East Aircraft Museum
is considered to be “linked to
the area’s heritage”.

A - If not a historic town

What role does the Green
Belt play in preserving the
setting and special character
of the historic town?

Listed buildings are not given
any significance as Hylton
Grove Bridge is Grade II
listed and is located on the
northern most edge of parcel
NI14 and the western most
edge of parcel NI21.

B1.3.5

[West Boldon features in the
Domesday Book and has a
conservation area which
covers the town centre
however this is located over
500m away from the nearest
parcel. Washington also has a
conservation area. Given the
lack of historic towns being
located nearby, all parcels
would be assessed as A, even
those with listed buildings
(ST11 and ST29)]

Purpose 5: To assist in urban regeneration, by
encouraging the recycling of derelict and other urban
land

Key Questions

Sunderland Context

Recommended Approach

Does the parcel form part of
the built up area?

Sunderland have used a
different A-D criteria for this
purpose, as follows:

A - Forms part of a built up
area, brownfield land

Is the parcel located on the
urban fringe or in the open
countryside?
Does the parcel consist of
brownfield/greenfield land?

A - Forms part of a built up
area, brownfield land
B - Greenfield land within a
built up area, or brownfield
land in urban fringe
C - Greenfield land in urban
fringe or brownfield land in
open countryside
D - Greenfield land in open
countryside
The has been applied as
follows:
Brownfield land in urban
fringe (where parcel is fully
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B – Greenfield land within a
built up area, or brownfield
land in urban fringe (where
parcel is fully or partially
developed and is located
adjacent to the urban area or
where parcel is undeveloped
but within urban area)
C – Greenfield land in urban
fringe or brownfield land in
open countryside (where
parcel was previously
developed or contains limited
development and is located
adjacent to urban area and/or
built development, or parcel
is partially developed but is
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or partially developed and is
located adjacent to the urban
area - B
Greenfield land in urban
fringe or brownfield land in
open countryside (where
parcel was previously
developed or contains
limited development and is
located adjacent to urban
area and/or built
development) - C

located in the open
countryside)
D – Greenfield land in open
countryside (undeveloped or
mostly undeveloped located
both adjacent or detached
from urban area)

Greenfield land in open
countryside (undeveloped or
mostly undeveloped located
both adjacent or detached
from urban area) - D

B1.3.6

Overall Assessment

The Sunderland A-E assessment criteria forms the overall assessment criteria, as
set out below:
A: Zero Impact

Makes no contribution to the openness of the
Green Belt

B: Minor impact, which can be mitigated

Makes a limited contribution to the openness
of the Green Belt, whereby the removal of the
parcel would have a minor impact upon the
overall openness of the Green Belt

C: Moderate impact, which can be mitigated

Makes a limited contribution to the openness
of the Green Belt, whereby the removal of this
parcel would have a moderate impact upon the
overall openness of the Green Belt

D: Moderate overall adverse impact/ some
mitigation feasible

Contributes to openness in a significant way,
whereby removal of part of the parcel would
not have a major impact upon the overall
openness of the Green Belt

E: Major overall adverse impact

Contributes to openness in a strong and
undeniable way, where removal of the parcel
from the Green Belt would detrimentally
undermine the overall openness of the Green
Belt
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Judgement should be taken on the five purposes. In the first instance the majority
category should represent the overall assessment however a judgement should be
taken if there are higher or lower categories which might skew the overall
assessment in that direction. Furthermore, where a particular purposes overrides
the other purposes this might impact upon the overall assessment.
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C1

Bibliography for Technical Assessments

C1.1

Transport

JMP (6th July 2011) South Tyneside Transport Study 2010 (as amended 2011)
JMP (17th April 2015) Bridging the River Don Study and Associated Plan
Mott MacDonald (July 2014) IAMP Desktop Engineering Assessment

C1.2

Utilities and Infrastructure

Bisset Adams (August 2013) Site Appraisals for South Tyneside Council and
Sunderland City Council
Desco Utility Services (April 2015) Existing Combined Services (1315-EXT-50LAY-01)
JMP (April 2015) Highways Technical Note and Plans
JMP (July 2011) South Tyneside Transport Study
Mott MacDonald (July 2014) Desktop Engineering Assessment
South Tyneside Council (February 2011) Strategic Flood Risk Assessment
South Tyneside Council (February 2013) South Tyneside Green Infrastructure
Study
Sunderland City Council (March 2010) Sunderland Flood Risk Assessment
Sunderland Partnership (March 2011) Sunderland Green Infrastructure Strategy
Framework

C1.3

Environment and Ecology

White Young Green (April 2015) Draft Interim Ecology Report

C1.4

Flood Risk

JBA (2010) Sunderland Flood Risk Assessment
JBA (2011) South Tyneside Strategic Flood Risk Assessment
South Tyneside Council (2007) South Tyneside Core Strategy

C1.5

Landscape

LUC (March 2012) South Tyneside Landscape Character Study
N/A (2013) Green Belt Assessment – Nissan Area
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South Tyneside Council (June 2007) South Tyneside Core Strategy
South Tyneside Council (February 2013) South Tyneside Green Infrastructure
Study
Sunderland Partnership (March 2011) Sunderland Green Infrastructure Strategy
Framework
White Young Green (January 2015) Draft Interim Ecology Report

C1.6

Geotechnical

Mott MacDonald (July 2014) Motts Desktop Engineering Assessment
South Tyneside Borough Council/ Drivers Jonas Deloitte (2010) South Tyneside
Local Brownfield Strategy Site Assessments 2010
Tyne and Wear Local Authorities (January 2011) Tyne and Wear Commercial and
Industrial Waste Survey

C1.7

Planning Policy

Department of Communities and Local Government (March 2012) National
Planning Policy Framework
South Tyneside Council (June 2007-April 2012) Local Development Framework
Core Strategy, Development Management Policies, Site-Specific Allocations
development plan documents
Sunderland City Council (August 2013) Core Strategy and Development
Management Policies - Draft Revised Preferred Options
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