







Respondent Number 505

MATTER 3:
WORKING IN THE NORTH WEST

Sub-Matter 3A:
ECONOMIC DEVELOPMENT

STATEMENT BY ENGLISH PARTNERSHIPS

(i) Is there a sound evidence base for the employment land provisions set out in Tables 8.2 and 8.3?

The North West Regional Assembly (NWRA) has taken a major step forward in endeavouring to assemble a consistent regional data-base of employment land in the Region. It is also acknowledged that the NWRA has sought to move away from a trend based, predict and provide approach to employment land provision and has sought to adopt a provision which reflects the continuing need for economic re-structuring in the North –West.

However there is a loss of transparency in how this translates into policy. PPS 11 advises that RSS should provide advice on phasing and programming. Furthermore PPS 1 requires that suitable locations are required for industrial and commercial land so that the economy can prosper.

Just as an increase in jobs and/ or productivity may not result in an increase in land take a reduction in jobs in a sector or locality may not necessarily result in a decline in land take, in the case of manufacturing uses this may not become feasible until closure of an establishment. Sites may be occupied at less than optimum efficiency.  

Paragraph 8.14 refers to the over- supply of employment land in Cheshire and Warrington and Cumbria. It goes on to suggest the need for Development Plans to de-allocate sites and that this may be achieved by de-allocating a few large sites. This is a matter for LDFs to consider and will need to have regard to a range of criteria. These sites may also meet the needs of the business community and therefore the managed release of the sites may be more appropriate. In addition it is acknowledged that past growth has been strong in Cheshire.

(ii) Should the draft RSS set out employment land provision at district level as well as sub-regional level?

It is acknowledged that DCLG Guidance on Planning for Employment Land Reviews recommends that RSS guides the provision of employment land at District level,  this would present major uncertainties at this stage in the North West. As mentioned above the first attempt to assemble a consistent wide employment land study was undertaken in 2005. This has been assessed against a model based forecast, the review of the RES looked at 3 potential scenarios.  Therefore the Region is at an early stage in this analysis. 

Furthermore the spatial strategy approach in Policy W1 refers to City- Regions whilst the Regional Employment Land analysis is based on traditional county areas. Therefore it is difficult to know  on which basis this allocation would be made. Furthermore travel- to- work- areas extend beyond Local Authority boundaries.  

(iii) On what basis have the broad locations for regionally significant economic development in Table 8.1 been selected and are the locations sustainable? Do they reflect the regional spatial framework  and sub-regional policy framework in the draft RSS. How do they reflect and reinforce the spatial distribution of economic growth, regeneration priorities, and broad housing locations, and what are the transport implications? ( Note for the avoidance of doubt the Parkside Colliery Proposal falls within this policy). 

It is not entirely clear on what basis the broad locations for regionally significant locations have been selected, save that most reflect the current Strategic Regional Sites identified by NWDA, several of these have been identified for some time, many are allocated in adopted Development Plans are being actively brought forward for development. ( Please note by way of update that the Table  in the Technical Appendix , pg 29 should refer to Omega as being identified in the adopted Warrington Unitary Development Plan.   Furthermore, significant public sector investments has already taken place in the form of remediation of the land(£9m) and the provision of a new motorway junction, J8, M62 (£35m).  However, there are additional sites which appear to have been selected from various sub-regional strategies. A key issue in the distribution of regionally significant sites is that they need to be distributed throughout the region close to the existing population.   It cannot be sustainable for sites to be concentrated in a few localities and for workers to be required to travel unless major investment is made in public transport.  Furthermore all parts of the Region must be able to contribute towards improving the productivity of the region.

PPS1, paragraph 24 states that planning authorities should ensure that sustainable development is treated in an integrated way in their Development Plans and should recognise that if properly planned can have positive social and environmental benefits rather than negative impacts. The development of regionally significant locations can provide a major catalyst to investment in public transport, particularly by the private sector, e.g. Omega. 
(iv) Are the land designations in W2 focused enough in terms of use or will they allow for significant B1 office development which would undermine more sustainable town/city centre locations?

The land designations in Policy W2 are confusing and will cause potential damage to the North West economy by undermining investor confidence. Policy W2 states that Plans and Strategies should encourage regionally significant economic development in the locations set out in Table 8.1. English Partnerships is the landowner for two of these sites- land North West of Warrington ( Omega ) and North of Leyland / Bamber Bridge. Both of these sites are identified in adopted Development Plans, work is underway in both instances to bring these sites forward. In the case of Omega a Context Brief and Masterplan have been prepared , subjected to public consultation and there is a private sector Joint Venture Partner to bring the site forward. Phases 3 –5  of Omega South are identified by NWDA for Knowledge–Based industries. 

The draft policy states that the RISs are to meet the requirements of the region’s key growth sectors identified by NWDA.  Yet the policy introduces a special category of Knowledge Nuclei Sites, the difference is unclear and confusing. To confuse matters further  another category of nomenclature is introduced i.e. ‘Reserve Sites’ superimposed on already identified sites to accommodate investment which would otherwise be lost to the region.  How is this determined and who is the arbiter of this?  How would ‘large scale and investment otherwise lost to the region’ be defined?  How much of the site is to be reserved and for how long?  Furthermore there is a further distinction in that large-scale manufacturing investment should be accommodated on RISs and headquarter functions on Knowledge Nuclei Sites. This distinction is made without any justification and the demand analysis is not clear.  It would also appear that it is made without any reference to the Development Plan allocation for these sites and the actual location of the sites and surrounding uses.

It is unclear as to how these designations accord with NWRAs own research referred to in para 3.63  of the Technical Appendix that City Regions are to build on the strengths of the region particularly knowledge based industries and that the growth of these is likely to be focused around Halton, Warrington, Salford, Manchester , Blackburn and Preston.

The Technical appendix refers to the site in North West Warrington being at the heart of the largest concentration of population and skilled labour. The landowner and Joint Venture partner is building on the previous success of the area and through significant investment in public transport and partnership working in respect of skills development and training will ensure that existing and disadvantaged residents will benefit from the development. The Warrington UDP requires that the impact of the development will be monitored and assessed through partnership with NWRA, NWDA, WBC and English Partnerships. 

Central Lancashire is acknowledged as having the most significant concentration of high technology employment outside of the SE and the site North of Leyland/Bamber Bridge offers the opportunity to make this an attractive destination for further growth. Therefore we struggle to understand why it is proposed to reserve the site for manufacturing as these may extend across the Uses Classes. 

City and Town centres should not be undermined by this policy as proposals will presumably be subject to the sequential test set out in PPS6. Furthermore it is likely that the types of occupier choosing these locations would be looking for a different product at a different price to serve a different purpose to those looking for City Centre locations. 

(v) Is there sufficient clarity regarding the types and scale of development, which will be permitted on reserve sites? Do current trends in inward investment support the retention of reserve sites for “large scale manufacturing?

There is not sufficient clarity regarding types of development as set out above. In particular it is not clear how ‘investment which would otherwise be lost to the region’ is to be defined and how this will be interpreted on a consistent basis. Furthermore it is not clear how much of the site is intended to be reserved , or how and by whom this will be determined?  There appears to be confusion in policy wording and guides which use the word ‘inward’ this needs to be addressed, for example the question uses the word inward and the policy does not.  If it is decided to use the term inward can we please have clarity on the definition of ‘inward’ or other policy terms.  The list of regionally significant locations need to offer a choice of location, price and quality of environment in order to appeal to a broad range of potential investors, this accords with PPG4 which recognises the need for a choice of sites.

Current trends in inward investment do not support the retention of sites for large scale manufacturing. Indeed the Regional forecasting undertaken by NWDA and the analysis of employment land by NWRA  suggest that manufacturing is in decline in the North West and the demand for B2 land uses is in decline.

Indeed a report prepared by NWDA in 2005 merely refers to the North West being particularly successful in attracting manufacturing projects over the period 2000 to 2004. The report states that the region may not be able to accommodate future enquiries without the provision of additional reserve sites.  The report gives no evidence for the likely demand and take –up of these sites it merely states a list of desirable locations.

One of the key challenges of sites being able to accommodate any investment enquiry is that it is available with planning permission or that the necessary infrastructure investment to open the site can be made. There is no indication as to how such investment is to be provided.

