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Executive Summary 

In December 2011, planning permission was granted for the development of 

295 executive family dwellings at Grey Towers Farm, Middlesbrough.  

Construction of the development commenced in the summer of 2013 and it is 

understood that, as of October 2014, fifteen homes had been built (of which 

ten were occupied). 

In order to begin the exploration of the economic and social impacts delivered 

by the scheme, Nathaniel Lichfield and Partners was appointed by Barratt 

David Wilson Homes and Middlesbrough Council to undertake a First Phase 

Preliminary Evaluation of the development, drawing upon: 

• Semi-structured discussions with the occupiers of the first phase of 

 development; 

• Face-to-face interviews shops and services in the local area; 

• Telephone surveys with key contractors employed on the construction of 

 the development; and 

• Questionnaires completed by on-site workers at Grey Towers Farm. 

The key conclusions of this initial exercise are summarised in the infographic 

overleaf. 

The outputs of this research reflect the preliminary nature of the evaluation, 

and the early stage of development. There are inevitable limitations flowing 

from the small number of dwellings so far built and occupied. However, the 

research provides some initial indications of the role the development may play 

– attracting and retaining economically active, higher earning households who 

own or run businesses in Middlesbrough, and who might otherwise choose to 

live outside Middlesbrough.  
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1.0 Introduction 

1.1 This First Phase Preliminary Evaluation has been prepared by Nathaniel 

Lichfield & Partners (NLP) on behalf of Barratt David Wilson Homes (BDW) 

and Middlesbrough Council (MBC).  It seeks to provide an assessment of the 

economic impacts that have been delivered – to date – by the development of 

Grey Towers Farm.  Where appropriate, consideration is also given to further 

economic impacts that could be anticipated as the development of the scheme 

progresses over time. 

1.2 Recognising the very early stage of the development, with relatively few 

properties yet occupied, it is understood that BDW and MBC intend to 

commission further evaluation work in respect of the development at 

appropriate future stages of its lifecycle, in order to monitor periodically the 

economic contribution of Grey Towers Farm.   

Background and Context 

1.3 In December 2011, planning permission was granted for the development of 

295 executive family dwellings at Grey Towers Farm.  The site – which is 

shown in Figure 1.1 – is located on the southern edge of Middlesbrough, 

adjacent to Nunthorpe (which is situated immediately to the north). 

Figure 1.1  Site Location Plan 

 

Source: GoogleEarth / NLP Analysis 

1.4 Construction of the development commenced in the summer of 2013 and it is 

anticipated that the site will be built out in five phases over a period of ten 
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years.  To date, it is understood that approximately fifteen homes have been 

built, with ten currently occupied. 

Methodology 

1.5 In order to explore the full extent of the economic impacts generated by 

development at Grey Towers Farm, this evaluation draws upon a wide variety 

of primary and secondary data sources, including:  

• Discussions, face-to-face interviews, telephone surveys and 

 questionnaires (undertaken in September 2014); 

• MBC analysis regarding the net fiscal impact to the authority of new 

 residential development; and 

• NLP’s in-house economic impact modelling tool, eVALUATE. 

Data Collection 

1.6 Semi-structured discussions with the first residents of Grey Towers Farm.  A 

total of 6 households participated in the one-to-one discussions, representing a 

response rate of 60% (calculated on the basis of 10 occupied properties).  

Conducted by BDW employees, the discussions were structured around an 

initial list of questions devised by NLP (included at Appendix 1).  The 

discussions were used to explore a range of issues, including: the socio-

economic profile of the initial residents; household spending patterns; and the 

geographical reach of the Grey Towers Farm catchment area. 

1.7 Whilst a response rate of 60% is encouraging, it should be emphasised that a 

sample of 6 households is small – particularly within the context of a proposed 

development comprising of 295 households.  Whilst the discussions provide a 

helpful preliminary understanding of the economic impacts generated by 

residents, any conclusions drawn on the basis of the responses should be 

viewed within the context of the sample size and seen as preliminary only.  

This Preliminary Evaluation is intended to provide an initial benchmark for 

further evaluation work as the development progresses over time.   

1.8 Face-to-face interviews were held with local shops and services in the 

Nunthorpe area, with a total of 23 businesses participating.  The majority of 

participating businesses were located on Stokesley Road (13) and 

Guisborough Road (7).   Interviews were conducted by NLP employees and 

used to discuss the extent to which businesses had observed a change in 

trading conditions since the development of Grey Towers Farm began.    

1.9 Telephone surveys were conducted with 10 businesses that were specifically 

identified by BDW as key contractors on the development.  Surveys were 

conducted by NLP employees and were used to explore a range of issues 

including: the employment impacts of Grey Towers Farm; and the extent of 

each business’ own supply chain. 

1.10 Questionnaires were made available to on-site workers at Grey Towers Farm, 

with the distribution and collection overseen by BDW employees.  The 
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questionnaires sought to obtain data regarding the development’s labour 

catchment area and the level of expenditure supported by the workforce within 

the local area.  28 completed questionnaires were returned.   

Structure 

1.11 The outputs of this First Phase Evaluation are presented using a structure that 

reflects NLP’s eVALUATE Framework (summarised in Figure 1.2).      

Figure 1.2  eVALUATE Framework 

 

Source: NLP 

1.12 The remainder of the report is structured as follows: 

• Section 2.0 – an assessment of the economic impacts associated with 

 the construction of Grey Towers Farm; 

• Section 3.0 – analysis of the economic impacts generated by occupied 

 homes at the site; 

• Section 4.0 – an assessment of the fiscal impact of the development  with 

 respect to Middlesbrough Council;  

• Section 5.0 – consideration of the impacts of the development with 

respect to economic competitiveness and efficiency; 

• Section 6.0 – social and community impacts; and 

• Section 7.0 – overall conclusions. 
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2.0 Construction Impacts 

2.1 The development of new homes at Grey Towers Farm offers the potential to 

deliver a range of economic impacts during construction.  This includes: 

creating employment opportunities and generating additional expenditure 

within the local area.  These issues are considered below. 

Employment 

Direct Employment 

2.2 Data provided by BDW shows that a number of BDW staff – corresponding to 

14 Full-Time Equivalent (FTE) jobs – are employed at (or in connection with) 

Grey Towers Farm.  This includes 2 FTE apprentice positions – equivalent to 

14% of the BDW workforce employed on the site. 

2.3 In addition to the BDW staffing inputs outlined above, additional employment is 

supported at the Grey Towers Farm site by a variety of contractors.  Telephone 

surveys conducted by NLP with 10 key contractors identified some 72 

employees that had worked on Grey Towers Farm to date.  It is estimated that 

8 apprentices have been involved on-site, accounting for 11% of the total 

labour inputs attributable to key contractors. 

2.4 Recognising that not all of these workers will be regularly employed on the site 

on a regular basis, the figures were converted into FTE jobs, using data 

collected from the surveys regarding total man hours expended on-site.  This 

suggests that the 10 key contractors have supported 24 direct FTE jobs to 

date. 

2.5 A total of 24 key contractors were identified by BDW, with only 10 participating 

in the telephone survey, giving rise to an estimated 24 FTE jobs.  Taking this 

into account and assuming that the remaining 14 firms support a similar level 

of employment, it is estimated that key contractors could support in the order of 

58 direct FTE jobs. 

2.6 Cognisant of the analysis presented above, it is estimated that – in total – Grey 

Towers Farm may have supported in the order of 72 direct FTE jobs so far 

across BDW and key contractors. 

Labour Catchment Area 

2.7 It is estimated that – to date – 29% of those directly employed at Grey Towers 

Farm live within 5 miles of the site, with 45% of workers living within 10 miles.  

It is estimated that 7% of those directly employed at Grey Towers Farm live 

within the Middlesbrough local authority area, reflecting – at least in part – the 

location of the site, which is situated almost immediately adjacent to the local 

authority’s boundaries with both Redcar & Cleveland (to the east) and 

Hambleton (to the south).   
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2.8 Whilst it is not untypical for a proportion of (specialist) labour to be drawn from 

beyond the local economy, these figures do still appear to be relatively low.  

Research published by the Joseph Rowntree Foundation in 2000 suggested 

that local authorities seeking to maximise the number of local people employed 

on a development can achieve a target of 50% from within their administrative 

boundaries1.  It is understood from discussions with BDW that the low 

proportion of workers from the local authority area in part reflects the greater 

requirement for specialist inputs in the early stages of the construction.  BDW 

has advised that the proportion of local workers is anticipated to increase as 

the development progresses.  This will be the subject of further research.  

Indirect Employment 

2.9 In addition to the direct labour impacts outlined above, housing development 

typically supports additional (indirect and induced) employment through the 

multiplier effect.  Indirect employment opportunities are generated by increased 

demand from businesses in the supply chain, whilst induced jobs are 

supported by the wage spending of direct and indirect workers.   

2.10 Whilst it is beyond the scope of this study to quantify these impacts through the 

collation of primary data, it is clear from the telephone interviews with key 

contractors that the supply chain associated with the Grey Towers Farm 

development is extensive.  Indeed, it is understood that the key contractors are 

supported by a wider supply chain network comprising of more than 60 

businesses in Middlesbrough, with a further 40 elsewhere in the Tees Valley 

and many more beyond. 

2.11 2013 research published by the National Housing Federation concluded that 

the house building industry has a national employment multiplier of 2.51.  

Applying this to the 72 direct FTE jobs derived above would suggest that Grey 

Towers Farm could be anticipated to support a further 110 indirect and 

induced FTE jobs. 

Benefits to Contractors 

2.12 Every contractor that participated in the telephone survey stated that Grey 

Towers Farm has had a beneficial impact on their business.  In some instances 

this was a tangible benefit, relating to job creation/retention or the profitability 

of the firm: 

“Winning the Grey Towers Farm contract has helped us to increase profits and 

expand our business.  This has included recruiting new staff to work on the 

site” 

“Our involvement at Grey Towers has helped us to keep existing workers in 

employment and has provided opportunities to train apprentices” 

                                                
1
 Using Local Labour in Construction: A good practice resource book, Joseph Rowntree Foundation 

(2000)  
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“Grey Towers has been good for business.  It has provided us with a regular 

income stream, helping to maintain jobs” 

2.13 In other instances, the benefit was perhaps less tangible.  For instance, some 

firms indicated that Grey Towers Farm has assisted them in winning additional 

work by raising their profile within the local area: 

“This is a prestigious build and our involvement has helped to raise our 

company profile.” 

“We’ve won a number of new jobs in Middlesbrough as a direct result of other 

customers seeing our vans on the Grey Towers site.” 

Expenditure 

Increased Trade 

2.14 In addition to the above, the construction stage has also delivered an uplift in 

expenditure within the local economy, with workers based at (or visiting) the 

Grey Towers Farm site providing additional custom for local shops and 

services. 

2.15 This was illustrated through face-to-face interviews with businesses trading in 

the Nunthorpe area, with 57% indicating that they have observed an increase 

in trade from construction employees since the commencement of building 

work at Grey Towers Farm.  Those businesses observing an improvement in 

trading conditions were largely focused in the food and drink (including local 

sandwich shops and hot food takeaways) and convenience retail sectors 

(including local branches of Tesco, Nisa and Spa), although positive responses 

were also received from local: newsagents; bookmakers; public houses; and 

barber shops.    

2.16 The frequency of increased visits from construction workers is also of note, 

with 62% of those businesses observing an increase in trade suggesting that 

additional, construction-related custom is being observed on a daily basis.  A 

further 31% indicated that they are experiencing additional custom at least 

once a week.   

Patterns of Expenditure 

2.17 In order to supplement the above, the questionnaires distributed to on-site 

workers sought to quantify the spending habits of the Grey Towers Farm 

workforce.  It should be noted that employees that also live in the local area 

were specifically instructed to: 

• exclude any normal out of work expenditure (that reflects their place of 

residence rather than their place of employment) from their responses; 

and  

• only record those outgoings resulting directly as a consequence of their 

being based at Grey Towers Farm (rather than another construction site 

elsewhere in the North of England).   
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2.18 Based upon an analysis of 28 completed surveys, it is estimated that those 

employed on-site spend an average of £33 per week in Nunthorpe, with 

expenditure primarily focused on: 

• Food: £19 per person per week (pppw); 

• Travel2: £6 pppw; and 

• Leisure: £5 pppw. 

2.19 Applying an average spend of £33 pppw to a workforce comprising of 72 direct 

FTE jobs (derived above) would suggest that the development could be 

expected to have generated £124,000 of gross additional expenditure in the 

Nunthorpe economy during the first year of the build period3. 

2.20 Applying this to the duration of the anticipated 10 year build period, would yield 

an additional £1.2m of gross expenditure. 

2.21 At the local authority level, on-site workers indicated that they spend an 

average of £132 pppw across Middlesbrough as a whole (including the £33 

captured within Nunthorpe).  Expenditure is understood to be focussed on: 

• Food: £58 pppw; 

• Social: £22 pppw;  

• Travel: £21 pppw; and 

• Leisure: £20 pppw. 

2.22 Applying this average spend to 72 direct FTE workers (assuming this 

represents the total employment impact of the development to date) would 

suggest that Grey Towers Farm could be expected to have generated 

£494,000 of gross additional expenditure in the wider Middlesbrough economy 

during the first year of the build period.  It should be noted that this includes the 

£124,000 that is estimated to have been captured within Nunthorpe. 

2.23 Applying this to the duration of the anticipated 10 year build period, would yield 

an additional £4.9m of gross expenditure (including £1.2m within 

Nunthorpe). 

 

                                                
2
 It is understood, from discussions with those BDW employees responsible for collecting questionnaire 

responses, that this relates largely to the purchase of fuel from petrol filling stations in the local area 
3
 All data underpinning this study was collected during the summer of 2014, approximately 1 year after 

commencement of construction at Grey Towers Farm  
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3.0 Operational Impacts 

3.1 New residential development typically offers an opportunity to support the 

viability of local shops and services by attracting new households into the area 

and drawing additional expenditure into the local economy.  As part of the First 

Phase Preliminary Evaluation of Grey Towers Farm, NLP sought to understand 

the shopping patterns of local residents.    

First Occupation Spend 

3.2 National research suggests that the average homeowner spends 

approximately £5,000 to make their house 'feel like home' within 18 months of 

moving into a property.4 This money is generally spent on furnishing and 

decorating a property. 

3.3 Based upon initial occupier discussions, it is estimated that households at Grey 

Towers Farm have spent between £2,900 and £20,000 on items that could be 

categorised as ‘first occupation costs’.  In total, the six participating households 

indicated that they have spent approximately £59,000 – despite being in their 

properties for a maximum of just 4 months when interviewed.   

3.4 Even without making any adjustments to reflect differences in the length of 

occupancy, this is almost double the £30,000 of expenditure that one might 

have expected from six households by applying the national average of £5,000 

(referenced above).  This is perhaps unsurprising; however, when one 

considers household incomes of initial residents at Grey Towers Farm and the 

extent to which they exceed national and local averages (see Section 5.0).  

3.5 The most significant items of expenditure identified via the occupier interviews 

are summarised below: 

• Carpets: total expenditure (across six households) of £26,200, ranging 

 from £800 to £10,000 per home; 

• Furniture: total expenditure (across six households) of £20,400, ranging 

 from £0 to £10,000 per home; and 

• Soft furnishings: total expenditure (across six households) of £8,500, 

 ranging from £0 to £5,000 per home.     

3.6 In seeking to understand the benefit of this expenditure to local shops and 

businesses, it is perhaps more pertinent to have regard to where households 

are shopping for such items.  Based upon discussions with the first occupiers 

of Grey Towers Farm, it is understood that a significant proportion of first 

occupation expenditure has been retained within the Middlesbrough local 

authority area.  Indeed, of the £59,000 of first occupation expenditure 

attributable to the six participating households, it is estimated that £57,250 has 

been captured within Middlesbrough – equivalent to £9,500 per household.   

                                                
4
 http://blogs.independent.co.uk/2012/11/02/it-costs-5000-to-turn-a-house-into-a-home/ 
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3.7 Of the six households that participated in the initial occupier discussions, five 

indicated that 100% of their first occupation expenditure had been retained 

within the local economy, whilst one suggested a figure of 75%.   

Ongoing Resident Expenditure 

Household Expenditure 

3.8 Discussions with the initial occupiers of the site suggest that the average 

weekly expenditure of households at Grey Towers Farm ranges from £60 to 

£485 – including between £50 and £345 (70% to 85%) on food shopping.  This 

would suggest annual household expenditure of between £3,120 and £25,220 

per household.  This is a very wide range and may suggest that there are data 

collection issues that would be addressed through a larger sample. 

3.9 Notwithstanding the above, the data collected to date via initial occupier 

discussions would appear to significantly under-estimate some components of 

total household expenditure.  Whilst food shopping remains relatively constant 

on a weekly basis, and therefore easy to quantify with a degree of accuracy, 

there is a risk that many other items of household expenditure could be 

excluded from or under-recorded within such analysis because they are 

purchased far less regularly and therefore difficult to apportion as part of an 

average weekly spend figure.  This is likely to apply to items such as white 

goods, electrical items, home furnishings etc.  In addition, the pro-forma used 

as the structural basis for the discussions only specifically referenced the 

following categories of expenditure: food; clothes and shoes; CDs and books; 

white goods and electricals; and health and beauty products.  Clearly, in reality 

these categories will only account for a proportion of total household 

expenditure and the failure to provide a more comprehensive list may have 

given rise to a ‘blind spot’ in the data gathered. 

3.10 At the national level, the most comprehensive source of information regarding 

household expenditure is the ONS Family Spending Survey (2013).  In addition 

to the categories outlined above, the dataset includes estimates of weekly 

household expenditure on items such as: 

• Transport (the purchase and maintenance of all forms of transport 

 (including petrol), as well as public transport costs); 

• Catering Services (restaurant and café meals, takeaway meals eaten at 

 home and alcoholic drinks (away from home);  

• Personal Effects (the purchase of jewellery, watches, leather and travel 

 goods, baby equipment); and 

• Hairdressing and beauty treatment. 

3.11 Whilst these are likely to be harder to quantify on a weekly basis or are unlikely 

to have been captured by virtue of the prompts provided to interviewers, as set 

out above, it is clearly legitimate to include them when trying to understand 

levels of spend generated by new housing. 
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3.12 The ONS Family Spending Survey estimates that the average UK household 

spends £352.70 per week (excluding the cost of mortgages, council tax, 

insurance, savings, utilities etc.)  Of this, an estimated £86.10 (24%) is spent 

on what might be classed as typical food/grocery shopping, including: 

• Food and non-alcoholic drinks (£56.80); 

• Alcoholic drinks (to consume at home) and tobacco (£12.60); 

• Goods and services for routine household maintenance (i.e. cleaning 

 materials, kitchen disposables etc.) (£5.70); and 

• Toiletries, soap, hair products and cosmetics (£11.00). 

3.13 The data collected through initial occupier discussions indicates that food 

shopping accounts for 70% to 85% of the total weekly expenditure of 

households at Grey Towers Farm.  In contrast, ONS data identifies that – at 

the national level – food shopping typically accounts for 24% of a households’ 

average spend.  This would appear to suggest – as considered above – that 

the data collected through the initial resident interviews has under-recorded 

household expenditure with respect to a number of sources that should be 

captured when seeking to understand their total spending power. This will be a 

factor to take into account when the survey is re-run later in the development 

as part of a future evaluation. 

Impact on Local Businesses  

3.14 Discussions with initial occupiers undertaken as part of this First Phase 

Evaluation suggest that between 54% and 99% of the participating households’ 

total weekly expenditure on food and non-food shopping is retained within the 

Middlesbrough local authority area.  Five of the six participating households 

indicated that 74% or more of this expenditure was captured within the local 

economy.  

3.15 In total, the six households indicated that they spend a combined £1,465 per 

week, of which £1,115 is estimated to be retained within Middlesbrough.  

3.16 Perhaps equally important, however, in understanding the additional economic 

benefits delivered by the scheme, is the change in shopping patterns 

generated by households moving to the development.  Three of the six 

households that participated in the initial occupier discussions indicated that 

they were now spending more money in Middlesbrough as a result of their 

recent move, including: 

• Two households that are spending significantly more in the local 

 authority area; and 

• One household that is spending slightly more. 

3.17 Clearly, increased population and levels of expenditure offer the potential to 

deliver benefits to the local business community.  Indeed, 30% of local shops 

and services interviewed by NLP as part of this study indicated that they had 

observed new customers and experienced an uplift in trade since the first 
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homes at Grey Towers Farm were occupied.  Whilst it is difficult to determine 

whether the increase in trade is being driven by residents of the site, this is 

encouraging.   

“We’ve noticed a few new faces coming into the shop in recent months.” 

“We’ve experienced some extra trade but not enough to increase staff 

numbers.  We expect the business to benefit further as more housing is 

developed.” 

3.18 Looking to the future, the majority (83%) of participating shops and services 

within Nunthorpe indicated that they expect Grey Towers Farm to improve (or 

further improve) their trading conditions as a critical mass of housing is 

developed at the site over time. 

“More homes will be good for the business as we have a very small, local 

market in Nunthorpe.” 

“It’s too early to say whether we are benefitting [from spending associated with 

new residents] yet but we expect to see more trade as the housing site 

develops.” 
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4.0 Fiscal Impacts 

4.1 New residential development offers the opportunity to generate new income 

streams for local authorities, primarily through the following mechanisms, 

which are discussed in turn in the following paragraphs: 

• S106 Contributions 

• New Homes Bonus payments; 

• Increased Council Tax payments. 

S106 Contributions 

4.2 As of October 2014, it is understood that financial contributions totalling 

£600,000 have been paid under the terms of the S106 Agreement to support 

the following improvements to the social and community infrastructure of the 

local area: 

• £300,000 to support highway improvement works to the A19/A174 

 junction; 

• £200,000 to support the continuing provision of Marton Library; and 

• £100,000 for the enhancement of sports facilities at the Prissick Sports 

 Hub. 

4.3 In addition to those payments outlined above, a further £8.85m of financial 

contributions are anticipated over the duration of the build period under the 

terms of the S106 Agreement.  As such, total S106 payments upon completion 

of the scheme are expected to be in the order of £9.48m. 

4.4 The outstanding financial contributions, which will clearly deliver additional 

social and community benefits for the local area, are summarised below:  

• £4.5m for the provision and promotion of off-site affordable housing.  It is 

understood from discussions with MBC that this will be used to help kick-

start regeneration schemes in the area; 

• £3.6m for the provision of further off-site highways works (in addition to 

those outlined above) to Stainton Way, the Prissick relief road and the 

Marton Road corridor; and 

• £750,000 for the provision of educational services and infrastructure 

(including additional classroom space and associated ancillary facilities) 

at Chandlers Ridge Primary School.  

New Homes Bonus 

4.5 New Homes Bonus (NHB) was introduced by the Government in 2010 in order 

to incentivise the delivery of new housing.  NHB matches – for a six year 

period – the increase in Council Tax income from new homes.  Payments are 
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not ring-fenced and local authorities are therefore able to use NHB payments 

in the most beneficial way to support their needs.   

4.6 Based upon an analysis of anticipated sales values, it is estimated by MBC 

that the 15 homes built to date at Grey Towers Farm could be expected to 

generate c.£31,500 in NHB payments for the financial year 2014/15.  This 

would correspond to a total payment over a 6 year period of c.£189,200. 

4.7 It is anticipated that, once built out, Grey Towers Farm will comprise of 295 

new homes.  As such, and taking into account anticipated sales values, MBC 

estimate that the completed development could generate total NHB payments 

to MBC of £3.7m (albeit profiled to reflect the build period).   

4.8 It should be noted that the above figures do not include an allowance for any 

off-site affordable housing to be delivered as a result of any S106 contributions 

payable in relation to development at Grey Towers Farm.   

Council Tax 

4.9 Further to any income derived from S106 and NHB, which take the form of 

one-off payments, the scheme is likely to generate additional revenue to MBC 

– in perpetuity – through increased Council Tax payments. 

4.10 MBC estimate that the 15 homes built to date at Grey Towers Farm could be 

expected to generate additional Council Tax of c.£37,950 per annum. In part, 

however, this uplift in income will be offset by increased demands on public 

services within the Borough that will be triggered by an increased number of 

households in the area.   

4.11 Analysis undertaken by MBC has assessed the additional cost to the local 

authority of new housing development (on a per unit basis) having regard to 

the following key items of expenditure: 

a Area Care and Waste Collection; 

b Main Waste Disposal Contract; 

c Civic Amenity Site Disposal; 

d Kerbside Recycling; 

e Highways Responsive Maintenance; 

f Highways Inspection Team; 

g Winter Maintenance; 

h Cargo Fleet Depot and Workshop; and 

i Cargo Fleet Management and Maintenance. 

4.12 Taking account of the above, MBC concluded that the 15 homes built at Grey 

Towers Farm to date could be expected to generate a net increase in Council 

revenues of £34,500 per annum.   
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4.13 Once built out, Grey Towers Farm is anticipated to comprise of 295 new 

homes.  On the basis of the analysis set out above, it is estimated by MBC that 

the completed development could be expected to generate c.£678,750 in net 

additional revenue per annum for the local authority. 

4.14 As with the NHB analysis discussed at Paragraphs 4.5 to 4.8, the figures 

presented above do not include an allowance for any off-site affordable 

housing to be delivered as a result of any S106 contributions payable in 

relation to development at Grey Towers Farm.   
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5.0 Economic Competitiveness and Efficiency 

5.1 For many years, the out-migration of skilled and economically active 

households from Middlesbrough to the neighbouring authorities of Tees Valley 

and North Yorkshire has been acknowledged in local policy and strategy 

documents as a key challenge for the authority.  Proposals at Grey Towers 

Farm were promoted – in part – as an opportunity to help resolve these issues, 

by addressing the shortage of executive housing in the Borough.   

5.2 The following paragraphs consider whether, based on the emerging evidence, 

the development, at this earliest of stages, is having the anticipated effect with 

respect to attracting and retaining skilled workers and aspirational households. 

Population Movement 

5.3 Household survey data indicates that the development has been successful, to 

date, in both attracting and retaining households within the Borough.  

Attracting New Households 

5.4 Discussions held with the initial occupiers of Grey Towers Farm revealed that 

three of the six participating households had moved into Middlesbrough to 

occupy a home at Grey Towers Farm, having previously lived outside of the 

local authority area.  An assessment of households’ previous place of 

residence indicates a surprisingly large catchment area thus far, with 

respondents moving from: Stockton-on-Tees; Brighton (South East England); 

and Guildford (South East England).   

5.5 Two of the three new households (discussed above) indicated that they would 

not have considered moving to Middlesbrough were it not for the availability of 

housing at Grey Towers Farm – with Yarm and the North Yorkshire villages 

cited as likely alternative locations.  Based upon the discussions held with the 

initial occupiers it would appear that Grey Towers Farm offers the potential to 

serve as a viable alternative to those locations to which Middlesbrough has 

traditionally ‘lost’ its affluent and high skilled residents. 

Retaining Existing Households 

5.6 A further three participating households are understood to have moved to Grey 

Towers Farm from elsewhere in Middlesbrough.  Two of the three households 

indicated that they would not have remained in the local authority area were it 

not for the availability of housing at Grey Towers Farm.  Likely alternative 

destinations identified included Yarm and Great Broughton.  This again 

demonstrates the appeal within the wider local housing market of the market 

towns/rural villages of Cleveland and North Yorkshire.  Furthermore, the 

discussions held with initial occupiers of Grey Towers Farm would appear to 

suggest that the development does perhaps have the potential to help stem the 

historic out-migration of residents from Middlesbrough. 
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Summary 

5.7 In total – and irrespective of whether they were previously resident within or 

beyond Middlesbrough’s administrative borders – four of the six households 

participating in the initial occupier discussions indicated that they would not be 

living in Middlesbrough were it not for the development of an executive housing 

product at Grey Towers Farm.   

5.8 In helping to attract and retain such households, the development is helping to 

deliver additional benefits to the wider local economy through additional 

custom for local shops and services.  Indeed, those households that had 

moved into Middlesbrough from elsewhere (including locations such as 

Stockton-on-Tees, Brighton and Guildford) indicated that their expenditure 

within the Borough had increased as a result of their move to Grey Towers 

Farm. 

5.9 As discussed in greater detail in Section 3.0, discussions with initial occupiers 

undertaken as part of this First Phase Preliminary Evaluation suggest that 

between 54% and 99% of households’ total weekly expenditure on food and 

non-food shopping is retained within the Middlesbrough local authority area.  

Five of the six participating households indicated that 74% or more of this 

expenditure was captured within the local economy.  

5.10 As set out above, four of the households that participated in the initial occupier 

discussions indicated that they were unlikely to have moved to/within 

Middlesbrough were it not for Grey Towers, with Yarm and North Yorkshire 

villages such as Great Broughton (Hambleton District Council) identified as the 

next best alternative.  As such, it is interesting to consider how such a move to 

an alternative location would have impacted upon their level of expenditure 

within Middlesbrough. 

5.11 In contrast to the retention rates identified in discussions with the initial 

occupiers of Grey Towers Farm (54% to 99%) an analysis of retail market 

evidence produced for the local authorities of Stockton-on-Tees and 

Hambleton indicates that 20-30% of spending by households in these locations 

is captured within Middlesbrough, as summarised below:  

1 Only 20% (approximate) of all expenditure by households in Yarm is 

captured within Middlesbrough5; and  

2 Only 30% (approximate) of all expenditure by households in the North 

Yorkshire settlements of Stokesley, Great Ayton and Great Broughton is 

captured within Middlesbrough6.   

5.12 It is sometimes suggested that households moving out of the local authority to 

locations such as the North Yorkshire villages will continue to shop in 

Middlesbrough.  The evidence, however – as set out in the latest retail studies 

                                                
5
 Based upon an analysis of data contained within Stockton and Middlesbrough Councils’ Joint Retail 

Study (2007) 
6
 Based upon an analysis of data contained within Hambleton District Council’s Retail and Town 

Centre Uses Study (2014) 
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published by the local authorities of Stockton and Hambleton – does not 

support this view.  Rather, it suggests that the expenditure of households in  

locations such as Yarm and North Yorkshire is largely focused elsewhere, with 

a modest proportion captured by Middlesbrough. 

Figure 5.1  Proportion of Household Expenditure in Middlesbrough, by Place of Residence 

 

Source: Resident Interviews / Local Authority Retail Studies 

Household Profile 

5.13 Discussions held with initial occupiers as part of this First Phase Preliminary 

Evaluation appear to suggest that the development has been successful – so 

far – in attracting and retaining affluent, highly skilled residents that are well 

placed to help drive the future economic growth of the Borough. 

Household Earnings 

5.14 Five of the six households that participated in the initial occupier discussions 

were prepared to disclose details relating to their income.  Each of the five 

households is understood to have a combined income in excess of £50,000, 

with some disclosing combined incomes of between £150,000 and £250,000. 

The figures cited above clearly exceed the average income for a British family 

with two working adults of £42,5007. 

5.15 Data from the 2013 Annual Survey of Hours and Earnings (ASHE) shows that 

Middlesbrough residents earn, on average, £20,852 per annum.8 This figure, 

however, relates to residents and in order to generate a proxy household 

income for the area, it is necessary to make an allowance for those instances 

                                                
7
 http://www.bbc.co.uk/news/magazine-15197860 identifies a 2011 average household figure of 

£40,000, which has been adjusted to 2014 prices using the Bank of England’s Inflation Calculator 
8
 Median average, calculated using gross annual pay 
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where more than one householder is in employment.  ONS data9 indicates that 

the average household in the UK contains 1.2 economically active people.  

Taking this into account, it is estimated that the average household income 

within the Borough could be in the order of £25,000.   

5.16 Drawing together the analysis presented above, the outputs from discussions 

with the initial occupiers of Grey Towers Farm would appear to suggest that 

household incomes at the site are typically more than double the local 

authority average and in some instances considerably higher.   

Household Occupation 

Entrepreneurialism 

5.17 The promotion of an entrepreneurial culture is important in helping to drive the 

future economic growth of Middlesbrough and the wider Tees Valley.  

Encouraging people to establish and grow their own businesses offers the 

opportunity to create new jobs and generate additional Gross Value Added. 

5.18 Discussions with the first Grey Towers Farm residents revealed that two of the 

six participating households contain at least one individual who owns a 

business.  It is understood that these businesses are located in premises within 

the MBC administrative boundary.  Whilst recognising the small sample size 

and preliminary nature of this research, this is an encouraging finding in 

relation to MBC and BDW’s aspiration that the housing product at Grey Towers 

Farm will help Middlesbrough to attract and retain more entrepreneurs. A key 

test will be to look at the picture when there is a more substantial number of 

residents on the site.  

Supporting Key Sectors 

5.19 In addition to the above, the early indicators are encouraging with regards to 

Grey Towers Farm’s potential to help attract and retain the skilled workers 

needed to support the growth of key economic sectors.  In May 2014, Tees 

Valley Unlimited (TVU) – the Local Enterprise Partnership for Tees Valley – 

published a Strategic Economic Plan (SEP).  The SEP provides a framework 

and investment plan designed to deliver economic prosperity and 

transformational change across the Tees Valley.  It identifies a number of key 

sectors that are considered to have a key role to play in supporting the 

realisation of TVU’s aims and objectives, including: Process Industries; 

Advanced Manufacturing; Low Carbon; and Digital and Creative (including 

Knowledge Intensive Business Services). 

5.20 Discussions with the first occupants of Grey Towers Farm revealed that two of 

the six participating households include at least one individual that is employed 

within one of the key sectors identified within the SEP and listed above.  

Perhaps more importantly, those individuals are understood to hold highly 

skilled and senior positions within the sectors, with their occupation 

                                                
9
 Household Characteristics by Country and Region (2010/11-2012/13), ONS 



  Grey Towers Farm: Socio-Economic Impact : First Phase Preliminary Evaluation 
 

8295945v2  P21
 

categorised under the SOC groupings of: ‘manager, director or senior official’; 

or ‘professional occupation’.   

5.21 It is also important to note that the two households containing one or more 

individual employed in one of the SEP’s key sectors is in addition to the two 

households that include at least one business owner (considered above).  
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6.0 Social and Community Impacts 

6.1 The delivery of new housing often creates additional demand for local 

community facilities.  The following paragraphs give consideration to the type 

of facilities being used by households at Grey Towers Farm, and the frequency 

of usage, as well as the contribution made by the development in supporting 

and delivering community facilities in the local area. 

Demand from New Households 

6.2 Figure 6.1 below provides a summary of the frequency with which the current 

small number of households at Grey Towers Farm use a range of community 

and leisure facilities within the local authority area.  From this, it can be seen 

that parks/playgrounds and leisure/sports centres within Middlesbrough are 

particularly well used, with three of the six households that participated in the 

initial occupier discussions indicated that they visit such facilities at least once 

a week, with one further household visiting at least once a month. 

6.3 Swimming pools also appear to be relatively well used, with one participating 

household visiting at least once a week and another visiting at least once a 

month. 

Figure 6.1  Community Facilities: Frequency of Use 

 

Source: Resident Interviews / NLP Analysis 

6.4 In contrast, five of the six participating households indicated that they never 

use the following facilities: libraries; community centres; and local 

nursery/playgroups.  
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Provision of New Facilities 

6.5 As discussed in greater detail in Section 4.0, Grey Towers Farm has delivered 

a number of social and community benefits – to date – including S106 

contributions to support: 

• The continued provision of Marton Library (£200,000 contribution); and 

• The enhancement of sports facilities at the Prissick Sports Hub 

(£100,000 contribution). 

6.6 In addition, further benefits are anticipated in the coming years as future 

phases of the scheme are built out.  Indeed, once completed, Grey Towers 

Farm will provide a range of improvements to the social and community 

infrastructure of the Nunthorpe area, including: 

• A network of new children’s play facilities; 

• Improved access to 6.42ha of existing and proposed woodland; 

• 1.34ha of informal play space and general amenity open space; and 

• 2.02km of additional bridleways, public rights of ways and nature trails. 
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7.0 Conclusions 

7.1 This report provides a preliminary evaluation of the First Phase of the Grey 

Towers Farm development. It is early days with the development, and this is 

reflected by the research. Just fifteen houses have so far been completed, and 

just six (out of ten) households living at the development responded to the 

survey. It will not be until further homes are completed over the coming year – 

with an update to this research prepared - that more statistical reliability can be 

attached to some aspects of the research. In order for Barratt David Wilson 

and Middlesbrough Council to settle on a rounded view of the economic impact 

of Grey Towers Farm, it is recommended that this report be updated some time 

in the second half of 2015, when a greater proportion of dwellings on the site 

have been completed and occupied.  

7.2 However, even at this preliminary stage, there are positive signs that Grey 

Towers Farm is beginning to fulfil its objectives and meeting the role intended 

for it: as a neighbourhood that attracts economically active, higher earning 

households who own or run businesses in Middlesbrough, and who might 

otherwise choose to live outside Middlesbrough.  

7.3 At this early stage, the key conclusions emerging from the First Phase 

Evaluation of Grey Towers Farm can be summarised as follows: 

Economic Competitiveness 
1. The development has demonstrated some early success in attracting 

and retaining households that would otherwise have moved to 

alternative destinations such as Yarm and North Yorkshire.  Four of the 

six households that participated in the initial occupier discussions 

indicated that they would not be living in Middlesbrough were it not for 

Grey Towers Farm; 

2. Three of the six participating households indicated that they were now 

spending more money in Middlesbrough (on a weekly basis) as a 

consequence of their move to the site; 

3. Emerging evidence regarding the development’s ability to attract and 

retain affluent, highly skilled residents is encouraging.  Initial occupier 

discussions indicated that household incomes at Grey Towers Farm 

are significantly higher than national and local averages.  Four of the 

six participating households contain at least one individual that either: 

works in one a key growth sector of the Tees Valley economy; or owns 

a business based in Middlesbrough; 

Construction Impacts 
4. The development is estimated to have supported c.72 direct FTE jobs 

so far, with apprentices accounting for more than 10% of total labour 

inputs; 

5. Workers associated with the site are supporting additional expenditure 

in the local area, with 57% of Nunthorpe businesses observing a 
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 consequential increase in trade.  It is estimated that this could support 

an additional £1.2m of gross expenditure across a 10 year build period 

(with a £3.7m injection to the wider Middlesbrough economy);   

6. An extensive supply chain is supported by the on-site construction 

activity, comprising of more than 60 Middlesbrough businesses with a 

further 40 elsewhere in the Tees Valley;  

Operational Impacts 
7. Initial occupier discussions indicate that the six participant households 

have spent £59,000 to date on first occupation costs.  This is almost 

double the £30,000 of expenditure that one might have expected from 

six households by applying the national average.  Furthermore, the 

majority of this expenditure (£57,250) has been captured locally, 

delivering benefits to shops and services within Middlesbrough; 

8. Discussions with initial occupiers suggest that weekly household 

expenditure extends across a wide range between respondents.  It is, 

however, considered that the data captured through these discussions 

may under-estimate the spending habits of residents;    

9. 30% of shops and services in Nunthorpe indicated that they have 

observed new customers and an uplift in trade since the first homes at 

Grey Towers Farm were occupied.  The majority (83%) of businesses 

expect the development to improve (or further improve) their trading 

conditions as more houses are brought forward over time;  

Fiscal Impacts 
10. Financial contributions totalling £600,000 have been paid – to date – 

under the terms of the S106 Agreement relating to the site, in order to 

enhance local highways and community facilities.  A further £8.85m of 

contributions are anticipated as development continues, which will be 

used to fund the delivery of affordable housing, highway improvements 

 and educational facilities; 

11. It is estimated that the fifteen homes currently completed at the site 

could generate New Homes Bonus payments totalling £189,200 over a 

six year period; and 

12. Taking account of increased Council Tax revenues, offset to reflect 

 increased demands on public services in the area, it is estimated that 

the fifteen completed homes at Grey Towers Farm could generate a 

net increase in revenues to MBC of £34,500 per annum.
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