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Towards a regeneration concept for Berwick
The Berwick Upon Tweed Regeneration Strategy builds upon ‘The Future of Berwick: A Vision & Development Framework’ to set out a co-ordinated spatial proposition, supported by a series of non spatial initiatives, and design briefs for key sites to guide the renaissance of this heritage market town. The framework and initiatives build upon the characteristics that make Berwick unique as a place, its dramatic, topographically curved setting by the River Tweed, the relationship of the historic old town and its walled structure and the interconnected relationships of Berwick Old Town, Tweedmouth and Spittal. This distinctiveness of place, together with the strategic locational qualities of Berwick, positioned as it is between the city regions of Newcastle and Edinburgh; its overlapping, competing and collaborating relationships with the Scottish Borders Region; its position in Northumberland and its physical and digital connectivity to national networks via the East Coast Rail line, give this town the potential benefits of city living in a fantastic rural environment. It is in these dualities, balancing strategic benefits and connectivity with quality of life, distinctiveness of place, strength of heritage and character and a real vibrant, sustainable public life that will differentiate Berwick as a competitive place. The strategy for Berwick then is not to scale up to the next level of the retail or commercial hierarchy, nor to transform the character of the town from one state to another based on generic notions of city competitiveness. The strategy for Berwick is to create a new heritage of urban quarters, public spaces and buildings based on an understanding of what makes the place unique in the first place. The strategy, in essence, is to guide Berwick to reveal itself as a competitive place by being a better version of what it is now.
Baseline conclusions

Stage 1 of the Regeneration Strategy focused on assembling a clear picture of the baseline condition of the town in terms of its social, economic, physical and heritage profile. The key headlines of the baseline assessment are summarised as follows:

	Demography
	There is a need to attract and retain a more balanced population profile, particularly in working age groups

	Housing
	In order to harness population growth there is a need to provide a range of housing opportunities, particularly in terms of affordable housing. 

	Socio Economics
	Although the town is a net importer of labour, there are few value added industries in the town. The future regeneration must respond to the complexity of issues that form the town centre offer.

	Property
	The town performs very well in terms of comparison retail, and has opportunities to develop this sector. There are opportunities to enhance the leisure, hotel and tourism offer, and specialist retail in the Old Town

	Urban Form and heritage
	Berwick has an excellent heritage of urban form, which create much of its distinctiveness of place. Within the Old Town, there are areas in need of dynamic traffic and parking management. There are a number of public realm enhancement opportunities in the Old Town, Spittal and Tweedmouth.

	Infrastructure
	Increases in development could be served by a combination of mains infrastructure and sustainable technologies. The development of the North-Net Scheme along the East Coast Rail corridor is a fantastic opportunity.


Regeneration Objectives
On the basis of the baseline assessment, a series of regeneration objectives for Berwick were defined. The objectives were grouped under four key themes as follows:
	Theme 1: Competitiveness
	Enhancing the economic positioning of Berwick

	Theme 2: 
Placemaking
	Focusing on the identity and functionality of Berwick as a place to live, work, relax and invest in

	Theme 3: 
Sustainable ‘long life’ communities
	Supporting the delivery of the necessary conditions to attract and retain population and stimulate local public life

	Theme 4: 
Delivery and management
	Ensuring that spatial and non spatial propositions are achievable and deliverable across time


Spatial Scenarios: ‘Place Structuring’
In exploring how the regeneration objectives and themes could be translated into a strategy, a number of spatial scenarios for development were considered, including:
· Accepting the growth scenario proposed in the Regional Spatial Strategy

· Focusing regeneration around a ‘big bang’ concept or idea

· Promoting small scale, incremental change over time which addresses local problems

· Developing a polycentric concept for an expanded town centre area

Expanding the concept of the town centre to include Spittal, Tweedmouth and the Old Town, enhancing the range of town centre functions and diversity of residential amenities on offer, connected by a network of high quality streets and public spaces was identified as  the preferred spatial strategy. This ‘urban structuring’ or ‘place structuring‘ strategy is complemented by a Placemaking Strategy which focuses on the quality of the public realm, and ease of movement, and a ‘Place animating’ Strategy which seeks to animate the public spaces created through a series of non spatial initiatives.
Placemaking Strategy

The spatial strategy for Berwick’s expanded town centre is supported by a number of thematic concepts guiding the function and character of the expanded urban area:
· A town for living

· A town for business and enterprise

· A town for leisure and tourism

· A town for people

· A town for connecting

· A town for shopping and retail

These concepts organise the town spatially into a number of distinct quarters, linked by a network of public spaces. The ‘Cultural Quarter’ organises a mix of civic, heritage and cultural offers, mixed in with commercial, skills and training amenities organised around the Walkergate/Barracks area of the town. The ‘Retail Quarter’ promotes the development of Marygate and the retail core of the town. The ‘Leisure and Evening Economy Quarter’ connecting The Quayside to the Cultural Quarter via Hyde Hill forms a key spine in the public life structure of the town. On the opposite of the river, the emerging ‘Business Quarter’ around Tweed Dock and stretching as a mixed use and public space amenity along Dock Road strengthens the economic and employment opportunities of the town centre. The concept of the ‘Lifetime Neighbourhood’ where multiple generations of community have the opportunity to live and work locally, and move between housing types in a local catchment builds on the essential character of Spittal. A broad public realm strategy is proposed which seeks to re-inforce the traditional grid structure of the town, and develop a high quality promenade exploiting the riverside edges. A movement strategy proposes rationalisation of parking within the town, adopting a ‘fewer and larger’ concept, with strategic parking areas located at the key gateways to the town supported by enhanced public transport and enhanced, walkable streets. 
Key sites

A series of key sites were shortlisted on the basis of their potential to act as turn key projects, translating the concepts of the regeneration vision and acting as benchmarks for the roll out of future regeneration initiatives. The key sites were presented at a workshop in October to the Technical Advisory Group and key stakeholders. The sites were scored in terms of their regeneration potential, and prioritised. A series of design briefs were developed for each site. The table opposite summarises the key proposals, outputs and likely impacts of the various key site proposals.
Development Capacity
The development proposals allow for the creation of over 120,000sq.m of additional floorspace in the town, approximately 40,000 of which is for residential uses. The proposals also propose the development of approximately 10,000sq.m of high quality public space.
	Key Site
	Priority rating
	Context
	Vision
	Outputs
	Regeneration impacts
	Delivery/ partners
	Timescale

	
	
	
	
	
	Physical
	Economic
	Social
	
	

	Walkergate
	4
	Walkergate is a key site which sits on the street of Walkergate itself, and brings a number of sites together including the Kwik Save site, the job centre and carparking areas.
	Enhanced east-west street forming core connecting spine in cultural quarter containing contemporary and traditional townscape elements
	Redevelopment of vacant site; high quality, sensitive and sustainable design exemplar, enhanced public realm; local landmark; adaptable building form with opportunities for cultural and commercial uses. Possible location for 250 space multi storey carpark.
	(
	(
	(
	Public sector site acquisition and development of design brief. Possible developer competition.
	Short to medium term

	Parade
	6
	The Parade priority site is located at the junction of Walkergate and Church Street /Wallace Green.
	Major, integrated, flexible public space which allows for town scale civic functions
	Major public realm enhancement; parking management; integration of space with surrounding civic amenities
	(
	(
	(
	Public sector funding
	Short to medium term

	The Barracks
	3
	The site lies entirely within the within a sub area of the Berwick-upon-Tweed Conservation Area.
	Strategic heritage asset providing hotel, arts and leisure uses within a historic setting and excellent public realm
	Management proposition for Barracks; high quality hotel and accommodation asset; significant public realm; enhanced heritage offer
	(
	(
	
	Mix of public sector funding/selected developer partner
	Medium term

	Marygate Public Realm
	8
	Marygate is the towns principal shopping street and lies entirely within a sub area of the Berwick-upon-Tweed Conservation Area. 
	Strengthening of core retail asset in the town centre through a mix of traffic management, public realm, LOTs and shopfront enhancement
	Reuse of vacant upper floors; enhanced retail performance; public realm enhancement and traffic management; opportunities for new emergent businesses
	(
	(
	(
	Public sector led. Possible BIDS opportunity.
	Short to medium term

	The Maltings
	7
	The site comprises the Maltings surface car park and the former co-op site fronting Marygate.
	Enhancing the approach, setting and adaptability of the external space surrounding one of Berwick’s key cultural centres
	Enhanced public realm; new non residential floor space; new frontage to significant public space; parking management
	(
	(
	
	Public sector investment in public realm/design brief.
	Medium term

	Drivers Lane / The Granary
	9
	The site comprises the Drivers Lane car park and the former granary building. It is bounded to the north by Bridge Street;
	Developing the diversity of the town centre tourist accommodation and evening economy offer, enhancing a core public space and providing the opportunity for additional evening economies to grow over time
	Enhanced public realm; parking management; enhanced setting to tourist amenities; additional non residential floorspace; connectivity of strategic development proposals, including proposals with recent planning consent
	(
	(
	(
	Public sector investment in public realm. Private sector development led by design brief.
	Medium term

	Quayside
	1
	The Quayside priority site is located in the outside of the historic city walls in the south of the Old Town.
	To promote the development of an exemplar, sensitive intervention to Berwick’s historic riverside which supports a mix of uses and a high quality pedestrian oriented public realm
	Exemplar building and public space; adaptable, sensitive building form with residential/tourism/cultural use potential; significant public space; strategic gateway
	(
	(
	(
	Public/private scheme; possible design competition
	Short term

	Tweed Dock
	11
	The site currently comprises the Port of Berwick-upon-Tweed and ancillary warehouse  and business premises.


	Building on the existing commercial function and strong riverside connection to develop a mixed commercial and residential node over time which act as a focus for the southside of the town, and a key element of an emerging riverside park and promenade
	Future port and non port related commercial uses; regeneration strategy for future development and job creation; public space improvement; focus for community development
	(
	(
	(
	Private sector led
	Medium to long term

	Dock Road
	10
	The Dock Rock Priority Site is located in Tweedmouth. Formerly railway sidings, this brownfield site is currently grassed. 
	To enhance the experience of the Tweedmouth arc, its physical and visual connection to Spittal Point and the Old Town through the development of a high quality riverside park and promenade
	Major public space; opportunity for sensitive development along edges and pavilions within; strengthening of overall town tourism resource
	(
	
	(
	Public sector led
	Medium term

	Mount Road
	12
	The site comprises the existing co-op superstore and associated surface car parking
	Strengthening the urban core of Tweedmouth by providing a mixed use node and public space improvements with excellent, accessible relationships to both Tweedmouth High Street and Dock Road
	Flexible, adaptable non residential floorspace; regeneration of existing High Street; public realm enhancement; traffic management; gateway opportunity
	(
	(
	(
	Private sector development
	Medium to long term

	Sandstell Road
	5
	The site primarily comprises former industrial works, and a variety of former commercial buildings located to the north of Sandstell Road. 
	Strengthening the sense of arrival into Spittal, and enhancing the powerful relationships to both the riverside and the Old Town through the development of a mixed use scheme and public space formed around strategic community facilities
	Gateway opportunity; enhancement of local and strategic tourism resource; additional mixed residential space with affordable and family housing opportunities; retention of heritage assets; public realm enhancement
	(
	(
	(
	Public sector investment in core infrastructure/public realm; private sector development
	Short to medium term

	Spittal Point
	2
	The site primarily comprises former industrial works and heritage, including the Shiel and Spittal Chimney.It edges the coastal dune system.


	Creation of a sequence of sheltered and exposed public spaces and residential amenities within a structure of residential led development which strengthens the relationships with Spittal, its community assets and the adjacent coastal amenities
	Mixed residential space with affordable and family housing opportunities;new open space and public spaces; enhanced community facilities
	(
	(
	(
	Public sector investment in core infrastructure and public realm; private sector development
	Short to medium term


