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Matter: 3A(i)&(ii)


Matter 3A: Economic Development

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

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

Comments on Interim Draft RSS

Both policies W2 and W3 identify the ‘oversupply’ of employment land commitments in Cheshire and Warrington and the criteria which will need to be used as part of the overall review for the Cheshire and Warrington area.  Within Macclesfield Borough, there is a limited amount of land allocated within the main settlements and there is unlikely to be significant scope for reallocation.  The results of any overall review will be needed to be reflected in the LDFs.

Comments on Submission Draft RSS

Policy W3 contains a Table (8.2) which shows the provision of sub-regional and local employment land from 2005-2021.  This indicates that Cheshire has an oversupply of 291 hectares of employment land in this period.  This figure is for the whole of Cheshire (it is not clear whether it includes Warrington) and there will be parts of Cheshire where there is no over supply of employment land.  This is the case in Macclesfield Borough, where there is a limited amount of land allocated within the main settlements and this is needed to meet local needs.  Furthermore, there is little scope to de-allocate any employment land as the vast majority has planning permission.  The information in Table 8.2 is, therefore, considered to be misleading as it does not apply to large parts of Cheshire.  In addition, the figures in Table 8.2 are very precise and are based on past trends which might not give an accurate picture of future trends.  For the reasons given above Table 8.2 should be deleted from the document.  Local assessments should be used to determine if there is an over-supply of employment land in any particular area.

The policy also cross-refers to Table 8.3, which shows the indicative change in sub-regional employment land usage by use class.  This indicates that there will be a loss of 260.4 hectares of B2 land in Cheshire and Warrington between 2005-2025 and a loss of 57.1 hectares of B8 land in the same period.  It is unclear how these figures, which are very precise, have been arrived at.  The figures are merely showing likely trends which will differ greatly across Cheshire and which should, therefore, be treated with caution.  Given the above, it is considered that Table 8.3 should be deleted from the supporting text.  Local assessments should be used to inform the balance between B1/B2 and B8 uses in any given area.

Table 8.2 should be deleted.

Table 8.3 should be deleted.

Background Evidence to Support Macclesfield’s Case

Job Creation

The Local Futures Report (2005), which was produced by independent consultants commissioned by the Council, identified that Macclesfield Borough is under performing in relation to job creation, with the increase in the number of jobs created in the last few years being well below average.  In order to address this issue it will be important to ensure that there is a range of employment land available in a variety of locations so that existing businesses can expand and new businesses can locate into the Borough. 

Employment Land Take-Up

Since 2001, take-up rates have been averaging 3.8 hectares per annum.  Based on these past take-up rates there is currently an 18-year supply of employment land in the Borough.  Take-up has, however, been constrained in recent years due to the lack of available employment land in Knutsford and a lack of available land for general industry and warehousing in Macclesfield.  This issue should be addressed in the near future as some 8.5 Ha of land in Knutsford has recently gained planning permission for employment use and a feasibility study into the South Macclesfield Development Area (which includes 22 Ha of employment land) has recently received funding.  Once these sites become available the take-up of employment land should increase.  This is confirmed by the BE Group Report on supply and demand for employment land, which found evidence of strong demand for land and premises in the Borough, and in Macclesfield Town in particular.  

There are a number of sites in older employment areas/ mixed-use areas (particularly some of the older mill buildings) which are no longer suitable for employment uses.  A number of companies will need to relocate from these sites to more modern premises in the future and this will increase the demand for new employment land, particularly in Macclesfield Town.  

Employment Land Availability

It is important to ensure that there is land available to allow new businesses to start up and existing businesses to expand.  In order to maintain the economy of the Borough it is important to ensure that there is a range of sites available, in a variety of locations.  As at July 2006, 70 Ha of land in the Borough either had planning permission for, or was allocated for, employment uses.

The following sites currently have planning permission for employment use and cannot, therefore, be de-allocated:

· Tytherington Business Park, Macclesfield – 6Ha for B1

· Albert Road, Bollington – 1.7Ha for B2 

· Parkgate Industrial Estate, Knutsford – 8.6 Ha for B1/B2/B8/Car Showroom

· Stanley Green Industrial Estate, Handforth – 4.2 Ha for B1 (2 sites)

· Stamford Lodge, Wilmslow – 2.6 Ha for B1

As at July 2006, 23.1 Ha of land had planning permission for employment uses.

In addition to the above, the following sites are allocated for employment use in the adopted Local Plan (Jan 2004) and need to be retained for employment purposes for the reasons set out below:

South Macclesfield Development Area – 22 Ha site - there is a shortage of readily available employment land for general industry and warehousing (B2/B8) in Macclesfield Town and this site is being brought forward to address this need.  It will be important to bring forward this site forward in the near future to ensure local businesses are retained in the town.  

Tytherington Business Park, Macclesfield – this is a prestigious business park which is being developed in phases, primarily for office and high technology uses.  Phase 1 is complete, whilst Phase 2 is either built or has planning permission for office development.  Phase 3, which covers 7 Ha, will link into Phases 1 & 2 and will provide an improved access between Macclesfield and Bollington.

61MU, Handforth – this brownfield site, which covers some 6 Ha, is located on an existing industrial estate which is partly located within Stockport Metropolitan Borough, and comprises a mix of industrial, warehousing and office accommodation.  It is strategically located adjacent to the A34 Bypass, and the Manchester Airport Link Road.  The site is surrounded by employment land and is currently being used, on a temporary basis, for airport car parking.  The Local Plan states that this site is suitable for “flagship” developments and should be reserved for such schemes.  

Parkgate Industrial Estate, Knutsford – the existing industrial estate is fully developed and part of the adjacent employment allocation has recently been granted planning permission for B1/B2/B8 uses and a car showroom.  This site, which covers some 11Ha and which lies adjacent to the land that has recently been granted outline planning permission for employment use, will help to meet the long-term employment needs of the Knutsford area.

Albert Road, Bollington – this is the only site that is allocated for employment use in Bollington.  It lies adjacent to the land at Albert Road which has been granted planning permission for employment use.  The site will help to meet the future employment needs of Bollington.   

As at July 2006, 47.1 Ha of land were allocated for employment uses.  Development Briefs have been produced for the sites at South Macclesfield Development Area and Tytherington Business Park and these will facilitate future development at these sites.  The majority of the employment sites are suitable for accommodating businesses in the key growth sectors.

It is considered that all of the existing employment sites need to be retained to ensure that there is an adequate supply of employment land, in a variety of locations, in the Borough.  There is no scope to de-allocate any of the above sites, all of which are needed to meet the local employment needs of the main settlements in the Borough.  

It is considered that Table 8.2 and Table 8.3 are very misleading and should be treated with caution.  The Countywide figures are distorted by the presence of a couple of very large sites.  The supply figures in Table 8.2 include 140 Ha at Ince Marshes and 180 Ha at Stanlow.  These allocations are not for general employment use but are ‘exceptional allocations’ which are reserved for the petrochemicals industry.  These sites should not, therefore, be included and if these are removed there is no oversupply of employment land in Cheshire.

The table below, which is taken from the 2005 Cheshire County Council Annual Monitoring Report, clearly illustrates that there is no oversupply of employment land in Macclesfield Borough.  Indeed the table shows an under supply of 1 hectare for Macclesfield Borough.  The table also shows a massive over supply of employment land in Ellesmere Port & Neston, of 159 hectares.  The oversupply for the whole of Cheshire is only shown as 161 hectares, so if the 159 hectare oversupply in Ellesmere Port & Neston is de-allocated there will only be a 2 hectare oversupply of employment land in Cheshire.

	District
	Land Available 2005
	Complete 96-05
	Total
	Structure Plan Requirement
	Over/Under Supply
	Average Annual Completion Rate
	Years Supply

	Chester
	106
	37
	143
	130
	+13
	4.1
	26

	Congleton
	127
	32
	159
	180
	-21
	3.6
	35

	Crewe & Nantwich
	73
	37
	110
	110
	0
	4.1
	18

	Ellesmere Port & Neston
	275
	39
	314
	155
	+159
	4.3
	64

	Macclesfield
	62
	27
	89
	90
	-1
	3.0
	21

	Vale Royal
	136
	75
	211
	200
	+11
	8.3
	16

	Cheshire
	779
	247
	1026
	865
	+161
	27.4
	28


The Borough Council’s concerns about the accuracy of the information contained in Tables 8.2 and 8.3 is confirmed by the Technical Paper on employment, which was produced by Regeneris and presented at the RSS Seminar.  This gives a health warning that longer term economic forecasting is fraught with difficulties at a regional and sub-regional level.

In light of the above, it is clear that there is no oversupply of employment land in Macclesfield Borough and this needs to be clarified.  Whilst there might be an oversupply of employment land in some parts of Cheshire this is not the case throughout the County.  The tables should, therefore, be deleted and local assessments should be used to determine if there is an over-supply of employment land in any particular area.  If the tables are retained the data should be given at a District level (see response to 3A(ii)).

If, however, it is deemed necessary to retain these tables the employment land provision should be shown by District.  This would highlight the areas of the County where there is an oversupply of employment land and show areas where there is no need to de-allocate employment land.  It would also provide the appropriate guidance to District Councils in the preparation of their Local Development Documents.  Without figures at a District level there will be a delay in disaggregating and agreeing figures for each local planning authority area.


If the reference to de-allocating employment sites is retained the specific reference to housing as an alternative use should be removed as this may encourage land owners to resist employment development on their sites in the hope that sites may eventually be allocated for housing.  The specific reference to housing is unnecessary and should therefore be deleted.  If sites are no longer required for employment purposes they should be considered for a range of other uses.  If none of these uses is deemed to be suitable the sites should be de-allocated.  Within settlements in Green Belt areas the de-allocated sites should be safeguarded to meet long-term development needs.  The land should only be allocated in the future within the strategic planning context. 
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