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North West of England Plan – Regional Spatial Strategy to 2021

Employment Land Implementation Note – April 2009
1 Introduction

1.1 Policy W3 of the North West of England Plan - Regional Spatial Strategy (RSS) deals with the supply of employment land that is expected to be available between 2005 and 2021. Table 6.1, that features in the policy, sets out supply and need up to 2021 for five sub-regional areas covering Greater Manchester, Merseyside and Halton, Lancashire, Cumbria, and Cheshire and Warrington.
1.2 The employment land figures in the policy have been informed by research undertaken for 4NW in 2005
 which followed the guidance produced by the Office of Deputy Prime Minister (ODPM)
 published in 2004.
1.3 The supporting text (paragraph 6.12) to policy W3 states; “The provision of figures by sub-region will require Local Authorities and other partners to work together to agree the distribution of land within each sub-region. The Regional Planning Body will facilitate this approach. Where possible, figures should be distributed in accordance with local labour market areas, broadly indicated by Travel to Work areas identified in the 2001 Census. Further details regarding implementation of this policy will be set out in the RSS Implementation Framework.”
1.4 The purpose of this note therefore is to provide the details regarding implementation as required by paragraph 6.12 of RSS. The note will assist local planning authorities, working with the 4NW, to develop a logical, evidence based, approach to distributing employment land. The note is structured as follows:
· An overview of what RSS has set out in terms of sub-regional employment land supply;
· An understanding of the starting point set out in Table 6.1 of Policy W3 in the RSS;

· Setting out the key aspects of evidence that need to be drawn together and how the factors of geography and timing will influence what actions need to be taken by local planning authorities within sub-regions; and
· Highlighting how policy for employment land can be developed including the need for flexibility and joint working where feasible.
2 RSS Policy Context
2.1 Table 6.1 in Policy W3 sets out the following aspects of provision for employment land between 2001 and 2021 for the five sub-regional areas: 
· The first four rows provide supply information based on the evidence gathered for the Regional Employment Land (REL) study and economic data used in the scenarios that informed both the development of the Regional Economic Strategy (2006) and RSS
. 
· The fifth row provides a resultant need figure for each sub-region based on multiplying the projected annual take up in row four by the sixteen year period for the plan (i.e. 2005 to 2021) 
.
· The sixth row (top of page 49) is simply the subtraction of the need in row 5 from the current supply set out in row 1 to give a resultant residual need.
· The seventh row sets out a flexibility factor which is briefly explained in paragraph 6.11 of the supporting text in RSS and in table 3.16 in the Technical Appendix published alongside the draft RSS in January 2006. Greater detail on this issue can be found in section 7 and 8 of the Phase 3 report for the REL study.

· The last two columns apply the result of the flexibility factor to derive the potential new need and resultant potential allocation that may be required in each sub-region.
2.2 It is important to recognise that the policy and Table 6.1 deals with allocations for B1, B2 and B8 uses. Whilst the policy does not include other potential employment generating uses in the allocation figures, the supporting text to the policy recognises the potentially significant contribution to economic development of other employment generating uses including retail and leisure uses, tourism, hotels, catering and education. It also highlights the important role of agriculture in parts of the region.

3 Understanding the Starting Point
3.1 The two key aspects that each sub-region needs to understand from Table 6.1 are that:
a. The extra allocation set out in row 6 (and reproduced below) is the starting point for discussions between the Regional Planning Body and local planning authorities within each sub-region in terms of how much employment land may be required by the sub-region.
b. Where appropriate, the need to consider the flexibility factor in row 7 and consequent allocation set out in row 9 (reproduced below). The factor is briefly explained in paragraph 6.11 which states, “…it is acknowledged that there is a degree of uncertainty in establishing employment land requirements. It is also recognised that there may, exceptionally, be a need to provide additional land to take account of special circumstance, such as the expansion requirements of a particular business or the realisation of significant inward investment potential. Accordingly, an allowance for flexibility has been factored into the table through the incorporation of a flexibility factor, which has the effect of adding between 20% and 33% to the employment land requirements for each sub-region.”  A fuller description of the how each sub-region will need to manage the employment land allocation including the flexibility factor was set out in Table 3.16 of the Technical Appendix that accompanied the submitted draft RSS.
3.2 The need to apply the flexibility factor will require a judgement from LPAs, working with 4NW, based on what the evidence base reveals, and set within the policy context of RSS and the relevant emerging DPDs. Section 4 provides more details on evidence base and section 5 covers policy aspects.
Extract from Table 6.1 – Provision of Employment Land 2005-2021 (hectares)
	
	
	Greater Manchester
	Merseyside and Halton
	Lancashire
	Cumbria
	Cheshire
	North West

	Row 6
	Extra allocation required
	536
	206
	67
	-329
	-483
	-3

	Row 7
	Flexibility Factor
	20%
	20%
	20%
	33%
	27%
	

	Row 9
	Extra allocation required (incorporating flexibility factor)
	917
	494
	294
	-229
	-297
	1179


4 Evidence Base 
4.1 The evidence base being drawn together by local planning authorities on employment land and wider economic information is a critical component that informs the content of core strategies, site allocations DPDs and potentially other DPDs. The evidence base produced needs to be “…robust and credible…” and “…proportionate to the job being undertaken by the plan, relevant to the place in question and as up-to-date as practical having regard to what may have changed since the evidence was collected.” (Paragraphs 4.36 and 4.37 of PPS12). The draft Planning Policy Statement 4
 highlights the critical role in compiling the evidence base to “plan positively” for sustainable economic development (paragraphs 18 to 22). The draft PPS4 covers a very broad range of information sources, and highlights that economic development encompasses a wide range of land uses going well beyond B1, B2 and B8 use classes, consistent with paragraph 2.2 of this note. The advice contained in the ODPM guide
 plus any further guidance that may be published alongside finalised national policy on planning for economic development should provide a wide range of data sources that assist in the compilation of a robust evidence base for employment land allocations.  
4.2 A considerable body of economic forecasting work is also available both at the regional and sub-regional scale. The 2005 Regional Employment Land study utilised scenarios produced for the Northwest Regional Development Agency (NWDA) as part of the development of the 2006 RES. The sub-regional economic forecasts have informed a number of work streams including Core Strategies, Multi Area Agreements and sub-regional action plans linked into the Regional Economic Strategy.

4.3 In terms of the current wider economic evidence base, the NWDA are leading on work to achieve broad agreement with the five sub-regional partnerships (based on shire county and metropolitan areas) on potential baseline and aspirational forecasts for each area, as part of the process on developing the emerging Regional Strategy (RS2010)
. In future, the wider economic evidence base is likely to be derived from the proposed Local Authority Economic Assessments set out in the draft Local Democracy, Economic Development and Construction Bill
.  CLG published a policy statement on economic assessments in January 2009
 and some useful guidance has been published by IDeA on their website
.  Work of this nature has already been undertaken in some sub-regions, which will assist in future programmes of economic assessment.

4.4 A further consideration is the need to take account of the wider evidence base, available at various geographical levels, including housing and infrastructure issues (e.g. Housing Market Areas at regional, sub-regional and local level; transport requirements; and flood risk). This will further inform the spatial fit between employment land allocations/broad locations and their relationship with proposals for housing and potential resulting infrastructure requirements.
ACTION - Evidence Base:  
4.5 4NW will work with LPAs and other key stakeholders in each sub-region to analyse information on employment land and general economic development. This will enable us to understand the potential supply and demand for employment land, accounting for any changes proposed to the list of strategic regional sites, currently subject to consultation by the Northwest Regional Development Agency. The analysis will take account of the wider economic evidence base, where available, to understand any additional information on the nature and potential expectations for employment land requirements. There are two aspects that underlie the analysis – geography and timing.
Geography

4.6 The current split of employment land allocations in policy W3 is at the traditional sub-regional level. Paragraph 6.12 of RSS notes how employment figures could be distributed through utilising intelligence on the pattern of local labour markets broadly indicated by Travel to Work Areas (TTWAs). It is recognised by 4NW that the use of TTWAs as a geographical unit has potential problems in that the current areas utilise data from the 2001 Census, reflecting economic patterns that are likely to have subsequently changed; and the practical challenge of planning around areas that cross over administrative boundaries including the sub-regions defined in policy W3.

4.7 The ideal approach is to gather an evidence base for employment land based on the sub-regions set out in Policy W3. 4NW is keen to support the development of a common evidence base that ties across sub-regions and connects into the regional evidence base. This not only assists in the implementation of spatial strategy expressed in RSS and Local Development Frameworks, but will also contribute positively to the development of the emerging Regional Strategy.

4.8 It is appreciated that a number of Employment Land Reviews (ELRs)
 have been completed and most of the remaining planned studies are underway. There is an opportunity to evaluate the accumulated evidence base in the ELRs that cover each of the defined sub-regions in Policy W3 in order to understand the type and quantity of employment land revealed by local analysis. 

4.9 4NW is currently updating the quantitative and qualitative information obtained in the 2005 REL study through a survey of all LPAs in the region. Consultants have also recently been appointed to utilise the updated information from LPAs in order to provide an assessment of commercial viability and local market conditions on sites of five hectares or greater. This provides additional and comparative information to sit alongside the ELRs undertaken at the local and sub-regional level.

4.10 Bringing together the two key strands of employment land analysis – the ELRs undertaken at local and sub-regional level, and the update of the REL – will provide a comprehensive picture of potential employment land requirements within each sub-region and the constituent local authorities. 4NW will work with local authorities to facilitate the evaluation of ELRs across each sub-region at the appropriate time (see timing section below); and will compare the outputs of both the ELRs and any subsequent sub-regional evaluation against the information contained in the updated and original REL studies.
Timing

4.11 The proposal for an evaluation of ELRs across a sub-region will clearly have to bear timing as a key matter in terms of defining the scope and outputs from any potential evaluation. 

4.12 Where an evaluation of a sub-region’s ELRs can be conducted in a timely manner that avoids delay to core strategy and other DPD timetables (i.e. ELRs are either all completed or will be completed in sufficient time), 4NW will work with the relevant LPAs to agree the precise scope and outputs of the evaluation.
4.13 There may be instances where conducting a sub-regional evaluation would lead to unacceptable delays in core strategy and other DPD preparation; a situation that 4NW would wish to avoid. If this is likely to be the case, 4NW will work with the relevant local planning authorities to assess the available local, sub-regional and regional information to come to a view about the general conformity of the proposed employment land requirement set out in the core strategy or other DPD.

5 Policy Development
5.1 The employment land/wider economic evidence base needs to be set within the context of existing spatial policy which is expressed in the RSS and the emerging Local Development Frameworks, in particular the core strategy. RSS sets out spatial principles and the spatial framework supported by thematic policies, including economic development, with sub-regional policy frameworks providing further detail. The framework in RSS is reflected in the sub-regional distribution of employment land, and along with spatial strategy being developed at the sub-regional and local level can be further utilised to consider the finer grain of employment land distribution. 
5.2 Paragraph 4.46 of Planning Policy Statement 12 (PPS12) focuses on the need for flexibility to be built into local development documents. Policy W3 in the RSS includes a degree of “flexibility” in terms of the additional allocation set out in Table 6.1 resulting from what the regional and local evidence base tells us. However, economic circumstances over the lifetime of a RSS (15 to 20 years) and core strategy (at least 15 years) will invariably change, thus requiring a measure of policy flexibility to be applied. 
ACTION – Policy Development
5.3 There are various aspects to how policy flexibility may be applied by LPAs in practice:
· Demonstrating how alternatives have been considered as part of the development of strategy
;

· Where appropriate, including details of potential alternative strategies within the core strategy to account for the possibility of the need to change the direction of strategy over the life of the plan;
· Considering the need to include specific allocations within the core strategy depending on the strength of the evidence base that has been gathered
;

· Considering whether to develop a core strategy that is based on an approach that sets out where development should go in broad terms (paragraph 4.5 of PPS12); 

· The role of phasing within the strategy to account for when employment land is considered to be deliverable. PPS12 notes that the phasing of development is one of the key aspects of infrastructure planning (paragraph 4.9).

5.4 Phasing can play an important part in developing a flexible strategy for employment land within development plans. LPAs may wish to consider how they set out employment land requirements over the plan period in a series of phases (e.g. first five years, six to ten years, ten to fifteen years or beyond). The evidence base assembled for employment land will assist in determining what detail is included in the core strategy and subsequent development plan documents in terms of either strategic sites and/or allocations. It may be appropriate to consider broad locations for employment land within the core strategy, particularly where such locations are considered to be required in the longer term.
5.5 Paragraphs 4.16 to 4.18 of PPS12 set out the need to consider the merits of joint working on various aspects of core strategies. Planning for an appropriate allocation of employment land at the local and sub-regional level, where cross boundary considerations will inevitably apply, increasingly demands joint working by LPAs. There are a number of examples of joint working within the region including a joint Core Strategy for Chorley, Preston and South Ribble; and an encouraging level of joint working on evidence base both at sub-regional and more local levels, including ELR studies. As our collective understanding improves on the dynamics of employment markets, it is likely that further joint working will occur in both evidence base gathering and subsequent policy development.
� Regional Employment Land Study Phase 1 and 2, Arup (2005) for NWRA � HYPERLINK "http://www.nwrpb.org.uk/documents/?page_id=4&category_id=181" ��http://www.nwrpb.org.uk/documents/?page_id=4&category_id=181� 


Regional Employment Land Study Phase 3, Arup (2005) for NWRA � HYPERLINK "http://www.nwrpb.org.uk/documents/?page_id=4&category_id=182" ��http://www.nwrpb.org.uk/documents/?page_id=4&category_id=182� 


� Employment Land Reviews, Guidance Note, ODPM (2004) � HYPERLINK "http://www.communities.gov.uk/documents/planningandbuilding/pdf/147540.pdf" ��http://www.communities.gov.uk/documents/planningandbuilding/pdf/147540.pdf� 


� These figures include land identified in strategic regional sites identified in the list adopted by NWDA in December 2001.


� This includes an assumption about the relationship between GVA growth and employment land take-up.


� Consultation on a new Planning Policy Statement 4: Planning for Sustainable Economic Development, DCLG (December 2007)


� ODPM (2004) op cit


� For details on the Regional Strategy see � HYPERLINK "http://www.nwregionalstrategy.com/" ��http://www.nwregionalstrategy.com/� 


� See Part 4 of the draft Bill.


� Local Democracy, Economic Development and Construction Bill Local Economic Assessments: Policy Statement � HYPERLINK "http://www.communities.gov.uk/documents/citiesandregions/pdf/1130294.pdf" ��http://www.communities.gov.uk/documents/citiesandregions/pdf/1130294.pdf� 


� � HYPERLINK "http://www.idea.gov.uk/idk/core/page.do?pageId=8712709" ��http://www.idea.gov.uk/idk/core/page.do?pageId=8712709� 


� Currently, there are 17 completed employment land reviews in the North West, including one example of a joint review (Chorley, Preston and South Ribble)


� See paragraph 4.38 of PPS12 (2008)


� Paragraphs 4.6 and 4.7 in PPS12 (2008) set out the rationale for including strategic sites
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