


______________________________________________________________

REPORT OF THE LEAD MEMBERS

FOR REGENERATION, HOUSING AND PLANNING
_____________________________________________________________

TO CABINET ON 14th July 2009
______________________________________________________________

TITLE: Employment Land Review 2008
______________________________________________________________

RECOMMENDATIONS:  
That Cabinet:

1. Approve the Employment Land Review prepared by consultants.
2. Agree that the Employment Land Review be published on the Council’s website. 

3. Endorse the proposed interim approach to the employment areas identified as being of the lowest quality, in advance of the proposed Supplementary Planning Document on Employment Land, and eventual Local Development Framework Site Allocations Document.
______________________________________________________________
EXECUTIVE SUMMARY: Salford City Council, in partnership with Central Salford URC Limited, commissioned an Employment Land Review for the city. The consultants concluded their report in November 2008 and this report provides a summary of their findings. A key issue for the City Council and Central Salford URC is how best to take forward the recommendations of the consultants and central to this is the treatment of the city’s existing employment areas. This report therefore also provides an interim approach to the ongoing protection of the City’s employment areas in advance of publication of the Local Development Framework Core Strategy and proposed Supplementary Planning Document on Employment Land and eventual Local Development Framework Site Allocations Document. The Employment Land Review was considered by Sustainable Regeneration Scrutiny Committee on the 1st June 2009.
______________________________________________________________

BACKGROUND DOCUMENTS: Salford Employment Land Review (DTZ - 2008)
______________________________________________________________

ASSESSMENT OF RISK: The Employment Land Review contains a lot of new evidence that will be important in framing future economic and planning policy. Given the breadth of evidence within the study it is important that clear and consistent conclusions are drawn and, to this end, it is proposed that a Supplementary Planning Document on Employment Land be brought forward.
______________________________________________________________

SOURCE OF FUNDING: The commission was jointly funded by Salford City Council (Sustainable Regeneration) and Central Salford URC.
_____________________________________________________________

LEGAL IMPLICATIONS: No Legal Implications 

The Review, as summarised here, does not appear to contain any material which would lead to service of a notice or claim on the city council.

Publication of the Review would not prejudice the exercise of the local planning authority's functions. Indeed, it should inform production of the Local Development Framework Core Strategy, the proposed Supplementary Planning Document on Employment Land and eventually the Local Development Framework Site Allocations Document.
Provided by Richard Lester ext. 2129 on 12th February 2009
______________________________________________________________

FINANCIAL IMPLICATIONS; There are no direct financial implications for the Council arising from the report and recommendations.

Provided by Nigel Dickens ext. 2585 on 11th February 2009

COMMUNICATION IMPLICATIONS: The intention is to publish the document on the Council’s website as it will be a key part of the evidence underpinning the Local Development Framework Core Strategy. It will also inform the Local Development Framework Site Specific Allocations Document, when it is produced.

VALUE FOR MONEY IMPLICATIONS: The Employment Land Review was commissioned jointly between the city council and Central Salford URC, thereby reducing the potential for any duplication of effort.

CLIENT IMPLICATIONS: N/A

PROPERTY: It will be important that the conclusions of the Employment Land Review, and any approach taken forward based on its findings, are taken into account in the council’s future management of property.
______________________________________________________________

HUMAN RESOURCES: N/A
______________________________________________________________

CONTACT OFFICER: 

Becky Edwards (Business & Economic Futures) 0161 7932926

Jimmy McManus (Planning & Transport Futures) 0161 7932796
______________________________________________________________

WARD(S) TO WHICH REPORT RELATE(S): All
______________________________________________________________

KEY COUNCIL POLICIES: The emerging Local Development Framework
______________________________________________________________

DETAILS:

1.0
Introduction

1.1
In June 2007 Salford City Council, in partnership with Central Salford URC, commissioned an Employment Land Review from consultants. The Employment Land Review will be an important document in informing future economic and planning policy.
1.2
The Employment Land Review, looks at the potential future demand for employment land and premises within the city over the period 2007-2026, along with the capacity of the available supply (from both a qualitative and quantitative perspective). 

1.3
The consultant’s Employment Land Review was concluded in November 2008 and this report provides a brief summary of the key findings and conclusions. 
Demand and Supply

1.4
Using a variety of demand forecasting techniques (details of which are found in Annex A) DTZ have identified a range of gross land/floorspace requirements over the study period, as follows:

Table 1 - Demand over the period 2007-2026
	
	Demand 2007-2026

	
	Minimum
	Maximum

	
	Floorspace (sq m)
	Land (ha)
	Floorspace (sq m)
	Land (ha)

	Office (B1a/b)
	285,000
	14
	570,000
	28.5

	Industry (B1c/B2)
	266,000
	76
	570,000
	152

	Warehouse (B8)
	104,500
	34
	190,000
	63


1.5
If these land/floorspace requirements are compared against the current supply identified within the city a ‘years supply’ (the number of years it would take for the supply to be exhausted) can be identified. Table 2 below shows the years supply based on floorspace (further detail can be found in Annex B). 
Table 2 – Years Supply
 

	Floorspace
	Years Supply Floorspace based

(without Barton)
	Years Supply Floorspace based

 (including Barton)

	
	Min demand
	Max demand
	Min demand
	Max demand

	Offices (B1a/b)
	27.3
	13.7
	27.3
	13.7

	Industry (B1c/B2)
	17.1
	8.0
	17.1
	8.0

	Warehousing (B8)
	16.7
	9.27
	43.7
	24


1.6
A number of messages can be drawn from DTZ’s analysis of demand and supply:
· In respect of offices the pipeline supply would appear to be good however, in the context of higher levels of demand, new opportunities, such as those identified for the Regional Centre including the MediaCityUK proposal, would be required to meet the 19-year study period.  To date (March 08) there were planning permissions in place to develop some 150,000 square metres of office floorspace within the MediaCityUK boundary as it falls within Salford. A significant proportion of this floorspace will be as part of mixed-use development schemes. Clearly there would be expected to be further such potential within the 220 hectare MediaCityUK area (both in Salford and Trafford)
· In respect of the city’s town centres, DTZ see the potential for limited expansion of their role as office destinations, and recommend that any approach should be based on consolidation and enhancement as service and civic centres. The only exception to this being Eccles which has the potential to benefit from spin-off from MediaCityUK. 
· For industry, whilst significant gross requirements are identified, the economic forecasting analysis suggests the city will actually see a significant net decrease in the amount of industrial floorspace. Given this forecast decline, together with the qualitative issues discussed further below, it would seem appropriate to consider the release of certain employment areas (particularly those with primarily industrial uses) for alternative non-employment uses.
· For Warehousing, the years supply is significantly less than the 19-year study period. DTZ describe that Salford is well placed to benefit from the predicted growth in distribution, but to date has failed to maximise its potential due to a lack of accessible, high-quality sites (which is reflected in past development rates). As such, it would again seem appropriate for new opportunities to be investigated, particularly along the M60/M62 corridor in order to maximise Salford’s share of footloose demand. 

· A key consideration for the city in identifying future land requirements are the requirements identified in the Regional Spatial Strategy. Policy W3 of the Strategy identified a Greater Manchester requirement of 917 hectares (in addition to existing allocations) (2005-2021). Although the Regional Spatial Strategy does not identify a specific land requirement for Salford, if a similar methodology is used, a requirement of some 243.96ha is identified (170.36ha when the existing supply is deducted). This is similar to the 243.2ha identified by DTZ under the maximum demand scenario (Table 1 above).

Qualitative Assessment.
1.7 In addition to the numerical analysis of demand and supply, DTZ also    undertook a qualitative review of Salford’s existing employment areas which reviewed the market attractiveness, the sustainability and the strategic planning (future potential) of the site. One of the factors considered in this assessment was the occupancy levels. The average vacancy rate, measured in floorspace (m2) across the employment areas studied was 16.9%.

1.8
Using detailed appraisals of around 70 employment areas, DTZ were able to categorise the city’s current stock into four categories: (further detail in terms of the rating of particular sites is shown in Annex D):

· Investment - High priority sites for concerted public investment/ intervention in order to realise their above average or excellent potential.

· Management - Average and above average sites that make an important contribution to the supply and likely to continue to do so. Should be monitored to identify and address any signs of deterioration.

· Improvement - Poor or very poor quality sites that have the potential to be average if public sector can intervene.

· Swing - Likely to perform poorly or very poorly in future market. 

1.9
In terms of the future protection of the city’s employment areas, given DTZ’s conclusions, those areas categorised as ‘Investment’, ‘Management’ or ‘Improvement’ will require particularly strong justifications if changes of use towards non-employment uses are to be approved under the guidance of Unitary Development Plan Policy E5. Applicants will be expected to show why the conclusions of the Employment Land Review in respect of the employment area in question are wrong. The Employment Land Review therefore helps to further strengthen the protection of such areas.

1.10
Whilst DTZ identify the potential for the demand for premises within the “swing areas” to decline, they are clear that further detailed analysis is required in order to determine whether or not they should continue to be protected in employment use or whether they should be released for other non-employment uses (in whole or in part). This is an important qualification as many of these areas provide for a significant number of jobs and, whilst DTZ may take a theoretical view of an area, there are many factors that will determine the future of each employment area and the conclusions in the study should not encourage the release of areas that will continue to provide for businesses and jobs. Six of the 23 ‘swing’ areas are identified by DTZ as priorities for further investigation (Nasmyth, Great Universal Stores, Peel Green, Cadishead Way, Ashton’s Field and Linnyshaw) which together provide a significant number of jobs. 

1.11
A number of these employment areas (including a large number of the ‘swing areas’) are currently being looked at through the Council’s Local Development Framework Core Strategy. Furthermore, it is proposed that a Supplementary Planning Document on Employment Land will be brought forward to support the existing Unitary Development Plan. However, there is known interest for housing development in a number of these areas and, in order to provide a level of certainty in the short term, it is considered appropriate for interim conclusions to be drawn on each swing area in advance of these Local Development Documents. The Council’s interim conclusions as to how these areas should be considered against the guidance in Unitary Development Plan Policy E5 (See Annex E) are shown in Annex F. However, in brief, the approach proposed could see the release, in the short to medium term, of a large part of the Great Universal Stores Employment Area in Eccles and also Holyoake Road, Seedley, Carlton Works and Simpson Grove should further vacancies become apparent. The approach also places a significant level of importance on the proposed Eccles Masterplan to consider in greater detail the various employment areas in this locality and, similarly, the Core Strategy in making wider strategic decisions. 
1.12
The Local Development Framework Core Strategy options also identify the potential redevelopment of a number of employment areas that have not been identified as ‘swing’ areas by DTZ, these include Norton Street (not included within the Employment Land Review); Whit Lane (within the Langley Road area categorised as a Management Site), Greenwood Street (categorised as an Improvement Site), Orchard Street (categorised as an Improvement Site); and Pendlebury Industrial Estate (categorised as a Management Site). The Core Strategy also identifies Cambridge Industrial Estate as potentially being redeveloped (categorised as an Investment Site in the Employment Land Review); however, the limitations resulting from the flood risk hazard are acknowledged. The future of the area, taking account of both the economic potential and the management of flood risk, is currently being considered as part of the wider master-planning of Lower Broughton.

1.13
The conclusions of the Employment Land Review will of course be a key part of the evidence base and its conclusions will need to be weighed against any representations received in respect of these employment areas and any other policy priorities in the Local Development Framework Core Strategy.

2.0
Recession and Employment Areas

2.1
One of the criteria in Unitary Development Plan Policy E5 that can be used to justify the redevelopment of land within existing employment areas is where it can be demonstrated that there is no current or likely future demand for employment purposes. Given the current economic climate, the demand for premises and land is likely to be limited across most parts, if not all, of the city. It is however important that these challenging economic conditions do not result in the loss of valuable employment land and premises for which there could be a demand once the economy improves. For this reason, whilst a demonstrable lack of current demand will still be sought, significant weight should be attached to the reasons why a particular area will not find potential occupiers in the medium term (rather than simply an unsuccessful 12-month marketing campaign).

2.2
This is particularly the case for those areas categorised as ‘Investment’, ‘Management’ and ‘Improvement’ areas, which will continue to be protected under the guidance of Unitary Development Plan Policy E5, DTZ’s conclusions providing a clear positive line on the likelihood of future demand.

3.0
Conclusions and Way Forward

3.1
Overall DTZ’s research identifies ongoing demand for all types of employment land and floorspace, but particularly in offices (B1a/b) and Warehousing (B8) sectors. In relation to this demand DTZ identify potential deficiencies in the city’s supply, both in quantitative and, particularly in respect of industrial and warehousing space, qualitative terms.

3.2
Taking DTZ’s recommendations forward, there would appear to be a need to consider new opportunities for economic development, with an objective to raise the overall quality of the city’s portfolio of sites and premises. It is, however, equally important to ensure that the city continues to provide a balanced portfolio of land and premises, including lower grade, often cheaper, accommodation. It will be important to continually monitor the city’s stock of sites and premises in order to identify signs of decline and/or recovery. 
3.3
Despite the need to maintain a good supply of land and premises, and the apparent under-supply identified, there are a number of existing employment areas that, in DTZ’s view, are coming to the end of their useful life-span, and careful consideration will need to be given as to how best to manage, or indeed reverse, their possible decline. 

3.4
The Local Development Framework Core Strategy Issues and Options consultation report includes a number of options for the possible release of employment areas for non-employment uses and it is further proposed that a Supplementary Planning Document on Employment Land will be brought forward during 2009/10. However, in advance of these Local Development Documents, and in order to give a level of certainty in the short term, Annex F sets out what it is considered should be the Council’s interim approach to those areas categorised as “swing areas” by DTZ.
3.5
A discussion was held on the 1st June 2009 with members of the Sustainable Regeneration Scrutiny Committee. Members were particularly keen to understand how we drive this forward from here, which sites to prioritise for review / action as per DTZ’s recommendations. A framework for approach is being devised as part of the action planning process for the Salford Economic Development Plan. Detailed comments and observations made by Members are detailed in Annex H. 

ANNEX A - DEMAND FORECASTING METHODOLOGY

A1.0
In line with Government guidance
 DTZ have used a number of demand forecasting methods to derive a future employment floorspace/land requirement, each of which is described further below:
· Past take-up by use class

· Transactions (sales/lettings) by use class

· Enquiries by use class

· Economic modelling

Past take-up by use class

A1.1
Past take up rates of employment development are monitored as part of Salford’s development monitoring processes. Using an average take-up rate calculated over the period 2003 -2007/08 DTZ were able to identify a potential annual land/floorspace requirement over the study period (2007-2026). The results of this method are shown in Table A1 below.

Table A1- Demand based on past take-up rates

	
	Annual Demand – 2007-2026

	
	Office (B1a/b)
	Industrial (B1c/B2)
	Warehousing (B8)

	
	Ha
	Sq m
	Ha
	Sq m
	Ha 
	Sq m

	Development Rates
	0.7-1.8
	14,200
	3.7
	13,900
	2.5
	7,534


A1.2
There are a number of important issues to note in respect of this method:

i. Due to the way past take up has been monitored within the city, past trends only take account of schemes that are larger than 500 square metres. There could therefore be a number of smaller developments not accounted for.

ii. The figures represent a gross land requirement; they do not take account of employment land lost to other uses.

iii. Take-up also includes the redevelopment of existing employment sites for employment uses, so the resulting figures are not necessarily a measure of the demand for ‘new’ employment land;

iv. Past development rates have been constrained by a number of factors, including, for example, the availability of the right development sites, potentially resulting in an underestimate of future demand; and

v. Although a relatively recent average rate was identified (2003-2007/08), rolling forward past trends can reinforce existing patterns and may not reflect the evolving demands of modern employment.
vi. DTZ have not added on any allowance for flexibility, which is common in the use of past trends to derive future requirements.
Transactions (sales/lettings) by use class

A1.3
Using the Focus
 database DTZ identify average annual investments/deals by use class, an important measure because it identifies actual business activity. The results of this method are shown in Table A2 below. 

Table A2 – Demand based on transactional data

	
	Annual Demand – 2007-2026

	
	Office (B1a/b)
	Industrial (B1c/B2)
	Warehousing (B8)

	
	Ha
	Sq m
	Ha
	Sq m
	Ha 
	Sq m

	Transactions
	1.3-3.4
	26,600
	12.0
	44,900
	1.2
	3,669


A1.4
It is important to note that:

i. These figures only include transactions registered through the Focus database which is unlikely to be comprehensive. The actual number of deals could therefore be higher; 

ii. Transactions include both new and existing employment floorspace so again are not a true indicator of the need for ‘new’ employment land;

iii. Investments/deals will be restricted by the availability of land and premises that meet occupier requirements.

Enquiries by use class

A1.5
Using enquiries for employment space received by Midas
, DTZ were able to identify the average level of floorspace sought by businesses per annum. A general trend of increasing enquiries was noted, with most enquirers looking for floorspaces of less than 465sqm. 

A1.6
DTZ describe that the proportion of enquiries actually being converted is relatively low (in general, not Salford specific). DTZ identify that the conversion rate for offices is around 10-15% and for industry and warehousing could be as little as 5 to 10%. Therefore, to give an indication of actual demand these proportions were applied to the average rates of enquiries. The results of this method are shown in Table A3 below.

Table A3 – Demand based on levels of enquiries

	
	Annual Demand – 2007-2026

	
	Office (B1a/b)
	Industrial (B1c/B2)
	Warehousing (B8)

	
	Ha
	Sq m
	Ha
	Sq m
	Ha 
	Sq m

	Enquiries (Offices – 10% / Industry and Warehousing (5%)
	1.2-3.0
	23,700
	9.5
	35,600
	1.0
	3,098

	Enquiries (Offices – 15% / Industry and Warehousing 10%)
	1.8-4.5
	35,500
	19.0
	71,300
	2.1
	6,196


A1.7
This method again comes with health warnings:

i. Conversion rates may be constrained for a number of reasons, including a lack of available premises in the right location, of the right quality and at the right price. Demand may therefore be much higher.

ii. Enquiries include the reoccupation of existing space and are not therefore a true measure of additional demand;

iii. All enquiries are included; there is no measure of how significant or genuine they are.

Economic modelling

A1.8
Using economic growth forecasts from the Greater Manchester Forecasting Model
 DTZ were able to estimate the demand for floorspace/land based on the net increase in employment using the following method: 

a) Three different modelled scenarios were used to give a range of possible outcomes. These were:

· A base forecast - modelled growth largely following past trends;

· An Accelerated Growth Scenario - an increased level of growth based on known interventions and major developments;

· An Aspirational Scenario - modelling the growth trajectory required to achieve a number of key indicators by 2026: 85% employment rate (ages 16-59/64), an average resident wage in excess of the North West average, and Gross Value Added
 per person in employment equal to the UK average. 

· In headline terms all three versions of the model identify a net increase in employment in Salford over the period 2007-2026, ranging from 14,600 additional jobs under the baseline forecast to 55,800 jobs under the aspirational scenario. Although in differing magnitudes, all three models identified a decline in manufacturing jobs and significant increases in service sector employment.

b) Each economic sector was then assigned to a particular use class (B1a, b, c, B2 and B8).

c) Using the sector specific net change in employees identified under each scenario, DTZ then applied job densities
 in order to give an equivalent change in floorspace, the following job densities were used: 

· Office (B1a/b) – 19 square metres per employee

· Industry (B1c/B2) – 32 square metres per employee

· Warehousing (B8) – 50 square metres per employee

· It is important to note that growth, or indeed decline, in employment does not necessarily require a change in floorspace. It may simply result in job densities increasing or decreasing.

d) Plot ratios were then applied to the floorspace change identified to give an indication of the amount of land required to provide for that floorspace. Plot ratios are a measure of the amount of land required to deliver a certain amount of floorspace. A 40% plot ratio, for example, indicates that 40% of any given area will be developable.
The following plot ratios
 were used:

· Offices (B1a/b) – 200% (i.e. 2 square metres of floorspace for every 1 square metre of site)

· Industry (B1c/B2) – 40% (i.e. 0.4 square metres of floorspace for every 1 square metre of site)

· Warehousing (B8) – 30% (i.e. 0.3 square metres of floorspace for every 1 square metre of site)

e) DTZ then make allowances for the reoccupation of current vacant floorspace. A 12%
 vacancy rate is identified at present, along with the prospect of this reducing to 5% (in the case of offices) and 10% (in the case of industry/warehousing). This acts to reduce the amount of additional floorspace required because it assumes some of the demand will be catered for from existing vacant stock.

f) An additional 20% flexibility is then added on, in order to allow for churn within the market (which acts to either increase growth or reduce decline) in line with the level identified in the Regional Spatial Strategy (Policy W3).

A1.8
The results of this method are shown in Table A4 below. It is important to recognise that the figures identified using this method represent net changes i.e. they give an indication of the change in floorspace over the period, they do not identify the total amount of employment land required, or the amount that will be lost. For example a net loss of 50 hectares identified using this method could represent the loss of some 100 hectares and the provision of an additional 50 hectares, or it could simply represent a loss of 50 hectares.

Table A4 – Net annual changes in floorspace/land based on economic modelling
.

	
	Net annual change in floorspace over the period

2007-2026

	
	Hectares
	Square Metres

	
	B1a/b
	B1c/B2
	B8
	B1a/b
	B1c/B2
	B8

	Base
	0.5
	-2.3
	0.1
	9,057
	-11,696
	279

	Accelerated
	1.2
	-1.2
	0.5
	20,645
	-5,946
	1,242

	Aspirational
	1.9
	0.8
	2.4
	32,765
	2,726
	6,063


A1.9
Using the range of methods above, the following land requirements have been identified:

Table A5 – Annual Demand based on historic trends

	
	Annual Demand – 2007-2026

	
	Office (B1a/b)
	Industrial (B1c/B2)
	Warehousing (B8)

	
	Ha
	Sq m
	Ha
	Sq m
	Ha 
	Sq m

	Development Rates
	0.7-1.8
	14,200
	3.7
	13,900
	2.5
	7,534

	Transactions
	1.3-3.4
	26,600
	12.0
	44,900
	1.2
	3,669

	Enquiries (Offices – 10% / Industry and Warehousing (5%)
	1.2-3.0
	23,700
	9.5
	35,600
	1.0
	3,098

	Enquiries (Offices – 15% / Industry and Warehousing 10%)
	1.8-4.5
	35,500
	19.0
	71,300
	2.1
	6,196


Table 6 – Net annual changes in floorspace/land based on economic modelling
.

	
	Net annual change in floorspace over the period

2007-2026

	
	Office (B1a/b)
	Industrial (B1c/B2)
	Warehousing (B8)

	
	Ha
	Sq m
	Ha
	Sq m
	Ha 
	Sq m

	Base
	0.5
	9,057
	-2.3
	-11,696
	0.1
	279

	Accelerated
	1.2
	20,645
	-1.2
	-5,946
	0.5
	1,242

	Aspirational
	1.9
	32,765
	0.8
	2,726
	2.4
	6,063


A1.10
The different methodologies give very different estimates of floorspace requirements, which present a challenge in determining what the city should be planning for in terms of its employment land / floorspace supply. 

A1.11
In light of this DTZ have considered the various results and recommend that Salford should provide for the following
:

Table A7 – Demand over the period 2007 - 2026

	
	Demand 2007-2026

	
	Minimum
	Maximum

	
	Floorspace (sq m)
	Land (ha)
	Floorspace (sq m)
	Land (ha)

	Office (B1a/b)
	285,000
	14
	570,000
	28.5

	Industry (B1c/B2)
	266,000
	76
	570,000
	152

	Warehouse (B8)
	104,500
	34
	190,000
	63


A1.12
Using the range of methods described above, the following land requirements have been identified:

A1.13
In respect of offices (B1a/b) DTZ identify the need for between 15,000sqm – 30,000sqm per annum, a land equivalent of 0.75ha to 1.5ha per annum (based on a 200% plot ratio). The bottom end of this range is similar to the annual demand identified using past take up rates (14,000sqm), a rate of development we should aim to sustain as a minimum. The top end lies mid-way between the net floorspace identified from the Accelerated Growth Forecast (20,000sqm per annum) and the Aspirational Forecast (35,000sqm per annum). Given that Salford forms part of the Regional and City Centres it is important that provision is made that supports the wider Greater Manchester and North West economic growth agenda. As such it is appropriate that Salford seeks to provide a level of floorspace in line with these more aspirational outlooks. Furthermore, DTZ describe that, despite the current economic situation, the city should continue to provide for higher levels of growth in order to be in a position to meet developer and occupier demand when the market stabilises
. Whilst the upper end of the range is informed by economic modelling, which gives a net change rather than a gross requirement, it is not expected that there would be any significant office floorspace losses and, as such, these figures can be used as a proxy for a gross requirement. 

A1.14
In respect of industrial uses (B1c/B2) DTZ identify a gross requirement of between 14,000 -30,000sqm or 4 - 8ha per annum (based on a 40% plot ratio). The bottom end will ensure that the city continues to provide for the level of development indicated by past trends, trends which suggest an active industrial market within the city. 

A1.15
DTZ’s enquiries analysis identifies a huge demand for industrial space. However, given the negative net forecasts derived from the Base and Accelerated Growth forecasts, it is felt that future demand is unlikely to move too far beyond current rates. The upper end of the range has therefore been identified as lying just below the levels of demand suggested from the level of enquiries.

A1.16
It is important to recognise that it is industrial floorspace that is likely to see the highest levels of redevelopment for other uses, particularly housing. The net forecasts taken from the Greater Manchester Forecasting model suggest that, overall, the city could see net changes in industrial floorspace of between -12,000 square metres and +3000 square metres (see Table 6). Although the amount of land to be lost will be a key decision coming out of the Core Strategy a rough indication of the scale of the potential loss can be drawn if the net changes are compared with the gross additional requirements described above in paragraph 2.17. Comparing the minimum gross requirement (14,000sqm) with the net change from the base scenario (-12,000sqm), a potential loss of some 26,000 sq metres per annum is identified. If the net change from the Aspirational Scenario (+3,000 sqm) is compared with the maximum gross requirement (30,000 sqm), a very similar loss of some 27,000sqm per annum is also identified. It will be important to ensure that existing businesses in the affected areas are not disadvantaged, and therefore there is likely to be additional demand resulting from the need to relocate such businesses. 
A1.17
In respect of warehousing (B8) DTZ identify demand for a gross requirement of around 5,500 – 10,000sqm or 1.8 - 3.3ha per annum (based on a 30% plot ratio). The outputs of the various forecasting methods give mixed results, with take-up rates far exceeding other past trend analysis. In addition DTZ note that there is a shortage of good quality sites within Salford, which could have constrained past take-up and enquiries, and subsequently could lead to an underestimate of future demand if based on such trends.

A1.18
In light of this, DTZ have identified a range with the minimum end falling between the bottom levels of demand calculated by past trends (in transactions and enquiries) and the top some way beyond the highest levels of demand identified through past take-up rates. This reflects DTZ’s view that past trends will have been constrained by the lack of quality supply.
A1.19
Similar to industry, warehousing is also likely to see some loss of existing floorspace. Using the same simple methodology (comparing the maximum gross requirement (10,000 sqm) with the net change from the Aspirational Scenario (6,000sqm) and comparing the minimum gross requirement (5,500 sqm) with the net change from the base scenario (279 sqm)), potential losses could be between 4,000 and 5,000sqm per annum,
ANNEX B – SUPPLY OF EMPLOYMENT FLOORSPACE / LAND AND THE YEARS SUPPLY
B1.0
Table B1 below identifies the current supply of land and premises within the city by use class. 
Table B1 – Supply of employment land and floorspace


	
	Supply (March 08)

(Floorspace square metres)

	 
	B1a/b
	B1c/B2
	B8
	Total

	Outline Permissions
	147,820
	19,259
	19,259
	186,337

	Full Permissions
	44,066
	24,124
	10,922
	79,112

	Under Construction
	54,864
	5,712
	3,365
	63,940

	Available

	112,993
	138,353
	23,889
	275,235

	Allocations

	50,250
	52,155
	34,221
	136,626

	Total
	409,993
	239,602
	91,655
	741,250

	
	Supply (March 08)

(Land hectares)

	
	B1a/b
	B1c/B2
	B8
	Total

	Outline Permissions
	7.4
	7.6
	7.6
	22.5

	Full Permissions
	3.8
	6.5
	3.2
	13.5

	Under Construction
	3.2
	2.4
	1.3
	6.9

	Available
	14.1
	34.6
	8.0
	56.7

	Allocations

	6.3
	13.0
	11.4
	30.7

	Total
	34.8
	64.1
	31.4
	130.3


B1.2
Table B2 below compares the existing supply of floorspace against the forecast demand to give a “years supply” figure. The “years supply” represents the period of time the city’s current supply would last if the identified levels of demand were realised. Given the advice in RSS about Inter-modal freight facilities not being included within general supply (Policy W3 – paragraph 6.8) the Barton Strategic site should not be included within these figures. However, for completeness the two right hand columns of Table B2 show how the years supply would be altered if the remainder of the Barton site (some 49.6 hectares) were added into the general supply. 
Table B2 – Years Supply
 

	Floorspace
	Years Supply Floorspace based

(without Barton)
	Years Supply Floorspace based

 (including Barton)

	
	Min demand
	Max demand
	Min demand
	Max demand

	Offices (B1a/b)
	27.3
	13.7
	27.3
	13.7

	Industry (B1c/B2)
	17.1
	8.0
	17.1
	8.0

	Warehousing (B8)
	16.7
	9.27
	43.7
	24


B1.3
The years supply has been calculated using floorspace (rather than area) as it is likely that this will give the more accurate picture of the capacity within the existing supply. The floorspace comparison compares floorspace demand with similar floorspace provision. A years supply based on site area has the anomaly that the demand has been calculated on the basis of achieving certain plot ratios which may not be present in the existing supply, for example DTZ use a 200% plot ratio to convert future floorspace requirements (reflecting the fact that most new offices are likely to be in high-density schemes in the Regional Centre) whilst they identify that past-trends indicate around an 80% plot ratio being achieved. Comparing demand and supply in this context assumes that much higher plot ratios would be achieved within these pre-approved schemes and the supply will therefore appear artificially high using the site area methodology. 

B1.4
Therefore, in basic terms and excluding the Barton site, it is only in respect of offices, and only in the context of the minimum level of demand, that Salford has an adequate supply of employment floorspace to cover the study period of 2007-2026 (19 years). 

ANNEX C – REGIONAL SPATIAL STRATEGY METHODOLOGY

C1.0
Table C1 below takes the methodology used in the Regional Spatial Strategy to identify a land requirement for Greater Manchester and applies it to Salford over the period 2007-2026, providing a further way of estimating the city’s future land needs. This method gives a requirement of 243.96ha (170.36ha when the existing supply is taken off). 
Table C1 – RSS methodology applied directly to Salford
	Supply end of 2007/08 

(including planning applications, schemes under construction and allocations (see Table 4 and paragraph 3.2), but excluding the Barton Strategic Regional Site as per paragraph 6.8 of the Regional Spatial Strategy)
	73.6ha

	Average Take-up Rate per annum 1998 – 2007/08

	10.1ha

	Projected increase in take up 

(based on forecast increase in Gross Value Added identified for Greater Manchester in the Regional Spatial Strategy) 
	6%

	Projected take up 
	10.7 ha

	Flexibility factor
	20%

	Need 2007 to the Employment Land Review end date of 2026 (19 years)
	243.96ha

	Extra allocation required
	170.36ha


ANNEX D – CATEGORISATION OF EMPLOYMENT AREAS
Table D1 – Categorisation of Employment Areas
	Categorisation

	Employment Areas (Site reference number given in Employment Land Review in brackets)

	Recommended Strategy


	Investment

High priority sites for concerted public investment/ intervention in order to realise their above average or excellent potential. 


	· Eccles New Road (11)

· Barton Strategic Site (27)

· Exchange Quay (9)

· City Airport Manchester (28)

· Barton Moss (University Labs) (29)

· Boysnope Wharf (30)

· Springfield Lane (65)

· Exchange/ Greengate (1)
	· Salford Central (2)

· Liverpool Street (4a)

· Lankro Way (14)

· Land North East of Barton (26)

· Cambridge Industrial Estate (64)

· The Crescent (3)

· Ordsall Riverside (8)

· Innovation Park (59)

· Salford Quays (10)
	· Realise potential of M60 corridor as logistics and industrial location. Infrastructure is the priority for investment.

· Realise potential of sites on the edge of the Regional Core, the priority for the public sector to manage the provision of a quality supply together with a mix of uses.

· Pursue non-competitive market niches such as research activities in the Crescent, local distribution and service businesses along Liverpool Road, and MediaCityUK in the Quays.


	Management

Average and above average sites that make an important contribution to the supply and likely to continue to do so. Should be monitored to identify and address any signs of deterioration.


	· Albion Way (5)

· Junction 3 M602 (6)

· Greenwood Business Park (7)

· Newhaven (15)

· John William Street (16)

· Lyntown (18)

· Cawdor Street (23b)

· Barton Hall Works (24)

· Boundary Trading Park (31)

· Fairhills (32)

· Oakhill (41)


	· Eatons (42)

· Harcourt (43)

· Wardley (47)

· Moorside Business Park (48)

· Deans Road (49)

· Salford Civic Centre (50)

· Pendlebury (52)

· Wheatsheaf (53)

· Langley Road (58a)

· Northbank (33) 

· Agecroft (57)
	· Retain as the bedrock of Salford’s supply and employ selective improvement measures.

· Focus on improvements to sites on the city centre fringes where opportunities for redevelopment and refurbishment are significant.

· On management sites the focus must be on ensuring sites do not deteriorate through regular monitoring and pro-active engagement with owners.

	Improvement 

Poor or very poor quality sites that have the potential to be average if public sector can intervene.
	· Cobden Street (58b)

· Regent Road (4b)

· Weaste Quarry (13)

· Worsley Trading Estate (37)

· Clifton Junction (56)

· Greenwood Street (58c)
	· Cheltenham Street (58d)

· Lissadel Street (58e)

· Bury New Road (63)
	


	Swing

Likely to perform poorly or very poorly in future market. 


	· Irlam Industrial Estate (34)

· Holyoake Road (45)

· Seedley Trading Estate (12)

· Chadwick Road (17)

· Nasmyth (19)

· Carlton Works (20)

· Great Universal Stores (21)

· Legh Street (22)

· Vine Street (23a)

· Peel Green (25)

· Cadishead Way (35)
	· Simpson Grove (36)

· Highfield Lane (38)

· Smithfold Lane (39)

· Ashtons Field (40)

· Barlow Street (44)

· Linnyshaw (46)

· Rutland Street (51)

· Newtown Mill (54)

· Clifton Business Park (55)

· Seaford Road (60)

· Pendleton Way (61)

· Knoll Street (62)
	· Undertake a review of these sites to ascertain which should be released (including the businesses occupying each location, and the regeneration priorities of the surrounding area).

· Individual site/location strategies should be developed to respond to the specific needs of each occupier, especially in relation to relocation potential.

· Following review release sites and/or give favourable consideration to change of use of sites which are deemed surplus to requirements.


	ANNEX E – Unitary Development Plan Policy E5




Policy E 5

Development within Established Employment Areas
Within established employment areas, planning permission will be granted for the following types of development where they are consistent with other relevant policies and proposals of the UDP: 

i. the modernisation and refurbishment of existing buildings; 

ii. the redevelopment of land and buildings for employment purposes; 

iii. improvements to access, circulation, parking and servicing, particularly where this would foster sustainable transport choices; 

iv. the environmental improvement of the area including, where appropriate, the landscaping of vacant sites; and 

v. improvements to property and personal security, where this is consistent with the need to maintain high standards of design. 

Planning permission will only be granted for the reuse or redevelopment of sites or buildings within an established employment area for non-employment uses where: 

1. the development would not compromise the operating conditions of other remaining employment uses; and 

2. one or more of the following apply: 

a. the developer can clearly demonstrate that there is no current or likely future demand for the site or building for employment purposes; 

b. there is a strong environmental case for rationalising land uses or creating open space; 

c. the development would contribute to the implementation of an approved regeneration strategy or plan for the area; or 

d. the site is allocated for another use in the UDP. 

Reasoned justification
8.37 There are a significant number of employment areas across the city, varying considerably in size, but all of which are an important source of local employment. A key element of the economic strategy for the city is the protection and improvement of these existing employment areas, and consequently restrictions will be placed on the loss to non-employment uses of sites and buildings within them. 

8.38 Where sites and/or buildings fall vacant, and it can be clearly demonstrated to the satisfaction of the city council that there is little likelihood of securing appropriate employment uses there in the foreseeable future, positive consideration will be given to alternative non-employment uses, provided that these would not lead to the further erosion of the employment area, for example by creating pressure for greater restrictions on the operation of the remaining employment uses. However, where sites and buildings remain occupied, or there is a likely demand for them, proposals for redevelopment to non-employment uses will be resisted, except where this is required by the UDP, or as part of an approved regeneration strategy/plan, or a strong environmental case can be made for rationalisation. 

8.39 Some employment areas contain significant levels of underused land, and their reorganisation and/or rationalisation may be appropriate, in order to free up land for new development. The city council will support the redevelopment of land and buildings within employment areas using its compulsory purchase powers where appropriate. 

8.40 For the purposes of this policy, an established employment area is defined as site(s)/buildings(s) that are currently used, or where vacant were last used, for non-retail employment uses, and fall within one of the following categories: 

· any area with five or more adjacent business units; 

· any continuous site area of 0.5ha or greater; or 

· any building(s) with a floor area of 5,000 square metres or greater. 

ANNEX F – An Interim Approach to “Swing” Employment Areas

F1.0
This Annex sets out the Council’s proposed interim approach to those employment areas categorised as “swing” by DTZ, in order to provide a level of certainty in advance of the Core Strategy and the proposed Supplementary Planning Document on Employment Land.

F1.1
DTZ’s conclusions on the city’s employment areas provide a theoretical assessment of their longer term potential. The success (or otherwise) of these areas will be down to a number of factors (not least the intentions of current occupiers) and it is important that DTZ’s views do not simply become self-fulfilling to the detriment of local businesses and jobs. For this reason DTZ’s conclusions, in isolation, will not in most cases be considered to be sufficient to justify the loss of a particular site or area.

F1.2
Given DTZ’s views are about the future potential of the city’s employment areas, their conclusions are particularly important in informing plans and policies over the long term. Key in this regard is the Core Strategy, which covers the period to 2027, and within which strategic decisions can be made about the longer term roles of the city’s employment areas, having regard to DTZ’s conclusions, demand forecasts and other policy priorities. In order to protect local businesses and jobs, a key consideration for the Core Strategy will be how best to provide a supply of employment land and premises that will enable businesses to grow, expand and, particularly in respect of any remaining occupiers within declining employment areas, relocate within the city.
F1.3
There is however also a need to make short and medium term decisions on employment areas in order to determine planning applications and to inform master-plans for areas where co-ordination is particularly important. 

F1.4
In respect of responses to individual planning applications, as outlined above, DTZ’s views in isolation will not be sufficient to justify the redevelopment of employment areas against the criteria of Unitary Development Plan Policy E5. Rather, they will form part of any justification, providing an indication of the longer term potential. Requirements in terms of demonstrating a lack of current demand, or indeed consistency with any other of the tests under policy E5, will remain. 

F1.5
However if, for example, a particular area is suffering from extensive areas of vacant premises, this, together with an indication that an area may struggle going forward provided by DTZ may be regarded as an indication of both a lack of current and future demand in line with criterion 2a of Unitary Development Plan policy E5. This would however only be the case where the high levels of vacancies affect an employment area as a whole, but not where particular sites/premises within an employment area are vacant but demand is still evident from surrounding employment premises/land.

F1.6
There are a number of significantly sized employment areas which could present large-scale high-quality development opportunities and it is important that such redevelopment is managed effectively. These larger areas are likely to provide for a number of businesses and it is unlikely that vacancies will be so prolific or co-ordinated that they present a clear lack of current demand and it will be important that these areas are considered strategically either as part of the Local Development Framework Core Strategy or other area-based master-planning work.

F1.7
A significant number of the employment areas identified as ‘swing’ areas fall within the Eccles area and given the number of businesses involved, these areas are to be looked at comprehensively as part of a master-plan for this area (F2.3). 
F1.8
In all cases, where the redevelopment of an employment area has been justified, the applicant will be encouraged to facilitate the relocation of any remaining businesses and, wherever possible, this should be within the city.

F1.9
All of the areas assessed through the Employment Land Review, but particularly those categorised as “swing areas”, will need to be monitored in respect of their ongoing success. As such, the conclusions below may need to be revisited if signs of deterioration, or indeed recovery and/or continued success, become apparent. 
F1.10
It is important to recognise that a conclusion that a change of use away from employment would not be resisted in no way implies that the city council is actively promoting such a change in all instances. It is simply an indication of the policy tests that will need to be overcome if such a proposal were to be forthcoming. 

F1.11
A brief description of each of the employment areas identified as ‘swing’ is provided below, along with any immediately apparent issues that could inform decisions about their short to medium term future. A summary of recommendations are detailed on pages 31-33 as well as site plans for each of the areas are shown within Annex G.

· Great Universal Stores (area 21)
Great Universal Stores primarily comprises a large vacant warehousing unit, along with a relatively self-contained concentration of smaller industrial units to the north (accessed from Weymouth Road).

The warehouse unit has been vacant for some time and, given DTZ’s conclusions on the long-term future of these areas, it is considered that a change of use away from employment could be justified under criterion ‘2a’ of Policy E5. Whilst a justification in respect of criterion ‘1’ will still be required, it is considered that the redevelopment of the large warehouse units could be done in isolation due to the self-contained nature of the smaller industrial units.

The smaller concentrations of units appear well-used and there is not an apparent justification to allow for a change of use away from employment under the tests of Policy E5 (a current demand is evident). It is of note however that a comprehensive master-plan is to be developed for the Eccles area, and this employment area is to be considered further as part of this master-plan.

· Linnyshaw (area 46)

The Linnyshaw employment area is of a significant size and has differing levels of occupation throughout. The south eastern quadrant has been subject to planning applications for residential uses (which have previously been refused) and has a significant vacancy levels. It has become clear through the consideration of these applications that the financial viability of redeveloping the area for employment purposes is likely to be marginal and, given the views of DTZ, it is considered appropriate to treat this part of the employment area (including the greenfield plots to the north west of the area) as suitable for redevelopment for other uses. 

In order to ensure the scale of opportunity is realised it is important that the area is master-planned as one unit, and consideration should be given as to how the redevelopment of the area could be used to improve access and the availability of premises around Rothwell Street which appear to be well-occupied (potentially providing additional units in order to create a closed off estate with direct access onto the A6). 

The areas to the north west of Linnyshaw also appear to be well-occupied, showing a level of current demand that would make changes of use inappropriate under criterion ‘2a’ of Policy E5. The future of this part of the estate therefore needs to be considered through the Local Development Framework Core Strategy.

· Cadishead Way (area 35)

Cadishead Way lies aside the A57 (Cadishead Way) bypass and is currently a well-occupied employment area, the main occupier being Lanstar Tar Distillery. The area is currently in active use; however DTZ’s concerns about the potential re-occupation/redevelopment of the Tar Distillery are recognised.

In terms of the area’s ongoing future it is useful to consider it in two parts, the Tar Distillery to the west as one unit, and the collection of uses to the east, the major occupiers being a timber yard and a container storage area, as the second. Both parts currently appear to be well-occupied however should the tar distillery or the timber yard fall vacant, given DTZ’s conclusions about longer term potential, it is likely that changes of use could be justified under criterion ‘2a’ of Policy E5. However, in order that any changes of use do not put pressure on the remaining uses (and compliance with criterion 1 of Policy E5) each of the two parts should be brought forward comprehensively.

· Holyoake Road (area 45), Seedley (area 12), Simpson Grove (area 36) and Carlton Works (area 20).
These four employment areas are primarily dependent on one or two main occupiers and three (Holyoake Road, Seedley and Carlton Works) have, over time, seen their size actually or potentially being reduced as a result of partial redevelopment for residential development. Whilst all of these areas appear to be occupied, given the reliance on a small number of occupiers, along with the conclusions of DTZ in respect of their long-term future, should any of these areas see further vacancies, it would be considered that a change of use away from employment would be consistent with criterion 2a of Unitary Development Plan Policy E5.
· Peel Green (area 25), 

Peel Green employment area is similar to Great Universal Store in that it primarily comprises a large vacant factory unit (the former Dunlop Factory) along with a relatively self-contained concentration of smaller industrial units to the west. However, due to the way the area is structured, the redevelopment of the factory unit for non-employment uses could place pressure on the remaining industrial units, contrary to criterion ‘1’ of Policy E5. Given the potential impact of existing businesses, the future of the area should be considered comprehensively through the proposed master-plan for Eccles area. Any proposal to redevelop the area for non-employment uses would therefore be resisted at this time.

· Chadwick Road (area 17), Legh Street (area 22) and Vine Street (area 23) 
Chadwick Road, Legh Street and Vine Street employment areas each include a range of small industrial/factory premises on relatively constrained sites. Whilst vacancies are evident in each of the three they also provide for a number of businesses and jobs. Given they are made up of a number of premises it is unlikely that a lack of current demand will be demonstrable (unless they became totally empty). Furthermore, with a lot of premises in close proximity and on constrained sites, the redevelopment of individual units is likely to put pressure on any remaining uses, contrary to criterion ‘1’ of Policy E5. 

These three areas also fall within the area being looked at through the Eccles master-plan and, given the issues highlighted above, it is important that these areas are considered comprehensively as well as within this wider regenerative context. This should be done through the Eccles master-plan.

· Nasmyth (area 19)

Despite a large cleared area (former Mitchell Shackleton Works), which is surrounded on three sides by employment uses (the fourth being the M602), this large employment area supports a significant number of businesses and interest has recently been shown in the potential to locate alternative ‘quasi-employment’ uses such as waste within the area. There would therefore appear to be ongoing interest in the area, and a lack of current demand would therefore be difficult to demonstrate. Any gradual redevelopment would be likely to put pressure on any remaining occupiers.
DTZ’s conclusions on the area (a priority for further review), and known interest for a change of use, lead us to conclude that the future of the area should be investigated further in order to understand fully the intentions of current land owners and occupiers. The employment area will therefore be looked at further through the Eccles master-plan. 
· Rutland Street (area 51), Barlow Street (area 44) Knoll Street (area 62) and Highfield Road (area 38).
Rutland Street employment area includes a timber yard and, separated by a change in levels served by separate access roads, a concentration of small industrial units. Barlow Street and Knoll Street similarly provide collections of small congested industrial units, with Knoll Street also including a separate garage and forecourt and a builders yard. Highfield Road comprises a range of industrial/warehouse premises and, although it has a number of vacancies, it is home to a number of large employers (Avis Steel who employs 110 staff and Johnsons Apparelmaster who employs 90 staff) and falls within a particularly deprived part of Salford.
Apart from the timber yard within Rutland Street and the garage and builder’s yard at Knoll Street which could be redeveloped with little impact on the remaining uses, the employment areas present similar issues to those identified at Chadwick Road, Vine Street and Legh Street (above). 

However, these areas are not currently the subject of a proposed dedicated area-based strategy and their redevelopment would therefore be resisted under the guidance of Policy E5. Their future is however being considered as part of the current Local Development Framework Core Strategy Issues and Options consultation.

· Irlam (area 34), Smithfold Lane (area 39) and Seaford Road (area 60)

Irlam industrial estate is a small well-used employment area to the south of Irlam Station, which is identified as a potential site for a park and ride facility under one of the options in the current Core Strategy Issues and Options report. Smithfold Lane provides a number of industrial/warehouse units which are similarly well-occupied, in a particularly deprived part of Salford. Seaford Road again provides a range of industrial units, situated within the area identified as the Salford Innovation Park within the current Unitary Development Plan.

Therefore, both Irlam (through the Core Strategy) and Seaford Road (through both the Core Strategy and Unitary development Plan) present particular policy issues in terms of their ongoing future role. Smithfold Lane on the other hand, is identified in the Employment Land Review as a ‘swing’ area but is not identified as an employment area that could potentially be redeveloped for other uses in the Core Strategy. The conclusion on Smithfold Lane will therefore need to be considered as part of the ongoing development of the Core Strategy.

Given the policy issues posed by these areas, their future should be decided strategically and as such their redevelopment will continue to be resisted in accordance with Policy E5 until conclusions are drawn through the Core Strategy process.

· Wynne Avenue/Clifton Business Park (area 55) 

Wynne Avenue employment area provides relatively new office floorspace next to a motorway junction but suffers from particularly low levels of occupation. However, economic growth forecasts identify increasing demands for office floorspace and it is therefore important that a measured approach is taken to this area, and further investigation is undertaken in order to understand why the area is not currently working.

· Newtown Mill (area 54)
Newtown Mill is currently used for storage but should be explored for a potential development site for a managed workspace for small and starter businesses, a priority within the Greater Manchester Sub-Regional Action Plan. Salford has a relatively small supply of managed workspaces compared to Manchester and Trafford
, and successful schemes such as Houldsworth Mill, Stockport, suggest a mill of this size (25,000sqft floorplates) lends itself ideally, with investment, to conversion.
· Ashtons Field (area 40)

The employment area has been subject to significant investment in the form of remediation works and interest has been shown in the area both through recent planning applications (an application being refused on a lack of information about flood risk) and interest in the former web-lighting premises. Discussions have also taken place in respect of the potential to locate waste uses on the site. Given the North West Development Agency’s ongoing commitment to the area its employment use should be retained, however it may be appropriate to investigate the potential for the area to provide relocation space for occupiers from some of the city’s declining estates or to locate quasi-employment uses such as waste there.
· Pendleton Way (area 61)

Pendleton Way employment area comprises a multi-storey office building (St James House), which has recently had additional parking provided, on the edge of Pendleton Town centre, one of the most accessible locations within the city by bus. Despite DTZ’s conclusions the provision of additional office floorspace around the city’s town centres is to be supported and, in the case of St James House, sections of the council have recently relocated there. There would therefore appear no justification for the redevelopment of this area for non-employment uses.
F2: Summary of Site Recommendations

F2.1: Recommendation: Those parts which are currently vacant could be redeveloped for non-employment uses, whilst the occupied elements should be considered further through the Eccles Masterplan (GUS) or the Local Development Framework Core Strategy (Linnyshaw).
	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	21
	Great Universal Stores
	Winton
	Large vacant warehousing unit and a relatively self contained concentration of smaller industrial units to the North.
	Warehouse Vacant

	
	
	
	
	

	46
	Linnyshaw
	Walkden North
	Large employment area, various levels of occupation. 
	Stablefold Woodworkers


F2.2: Recommendation: Evidence of further increases in vacancy levels could justify a change of use away from employment under criterion 2a of Unitary Development Plan Policy E5.

	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	35
	Cadishead Way
	Cadishead
	Large employment area, dominated by 2 major employers, adjacent to the A57 Cadishead bypass. 
	Lanstar Tar Distillery.

Timber Yard

	45
	Holyoake Road
	Walkden South
	Small industrial estate that straddles Holyoake Road (off A575 Walkden Road).  
	Style Matters

Rothwell Robinson

	12
	Seedley
	Weaste and Seedley
	A small employment area which is constrained on all sides by the M602 and residential uses. 
	M K Welding

Claremont Garage

	36
	Simpson Grove
	Boothstown and Ellenbrook
	Located off the A572, and comprises of a range of red brick industrial / warehouse buildings. 
	Aspull Engineering Ltd

	20
	Carlton Works
	Eccles
	Small, confined old industrial unit, located adjacent to Monton Village and surrounded by terraced residential property. 
	J Fletcher Engineers


F2.3: Recommendation: Consider the future of these sites through a comprehensive masterplan for the Eccles area. 
	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	25
	Peel Green
	Barton
	Comprises a large vacant factory unit (the former Dunlop Factory) with a number of smaller industrial units to the west.
	Rockhouse Hotel

Smiths Blinds

Chapman Holmes

	17
	Chadwick Road
	Eccles
	A small well used industrial estate in the middle of a residential area.
	Apollo

A Milne

Ringwood Market

	22
	Legh Street
	Barton
	A collection of industrial / warehousing uses alongside the Bridgewater Canal.
	J L Sheds

Olympic Gym

	23
	Vine Street
	Barton
	Employment area to the south of Liverpool Road in Patricroft. Contains a number of large employers which provide local employment.


	PGE Services Ltd



	19
	Naysmyth
	Eccles
	A large well-defined employment area with the M602 to the north, a railway line to the south, the Bridgewater Canal to the west and Lyntown Employment Area to the east. 
	Lynx Express

Walkwell Flooring




F2.4: Recommendation: Resist redevelopment and consider future options through the Local Development Framework Core Strategy production process.

	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	51
	Rutland Street
	Swinton North
	Comprises a cluster of industrial units and a timber yard. The two parts are located on different levels and have separate access roads.
	Swinton Auto Recovery

B S H Industries

	44
	Barlow Street
	Walkden North
	A small estate on the edge of Walkden Town Centre, primarily comprising of older style industrial premises (appear to date from pre 1970)
	PSI Resources

Barlow Street Salvage

	62
	Knoll Street
	Broughton
	Comprises of a self contained cluster of 7 small industrial units, a garage to the east and a builders yard to the south.
	Hoselines

Palmer Demolition

	38
	Highfield Road
	Little Hulton
	Comprises of a range of industrial / warehousing premises. 


	Avis Steel (110) Johnsons Apparel- masters (90)

	34
	Irlam Estate
	Cadishead
	A well established / occupied estate adjacent to Irlam Station.
	Monster Mayhem

	39
	Smithfold Lane
	Little Hulton
	Large employment area in a particularly deprived part of Salford.


	Henri Lloyd 

Inal Metals North Ltd

	60
	Seaford Road
	Irwell Riverside
	A range of older industrial units lying within the area identified as ‘Salford Innovation Park’ in Salford’s Unitary Development Plan.
	Salford Engineering


F2.5: Recommendation: Further Analysis required with current owners

	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	55
	Clifton Business Park

(Wynne Ave)
	Pendlebury
	A selection of new office accommodation with low levels of occupation, located adjacent to junction 16 of the M60.
	Pharmaserve 

Vanguard Distribution

	54
	Newtown Mill
	Swinton North
	A former mill building to the north of Swinton town centre. 
	SCC Storage


F2.6: Recommendation: Retain as an Employment Site

	ELR 

Ref
	Site Name
	Ward
	Description
	Example of 

Occupiers

	40
	Ashton’s Field
	Little Hulton
	Large employment area comprising of a small number of units (former Web lighting premises) and a large undeveloped area (approx 7ha) 
	Vacant 

	61
	Pendleton Way
	Pendleton
	St James House, a multi storey office building on the edge of Pendleton Town Centre. 


	Salford City Council DAAT & Housing Connexions


.
ANNEX G – ‘SWING’ AREA SITE PLANS
· Employment Area




Page Number

· Great Universal Stores (21)



35
· Linnyshaw (area 46)




35
· Cadishead Way (area 35)




36

· Holyoake Road (area 45)




36
· Seedley (area 12)





37
· Simpson Grove (area 36) 




37
· Carlton Works (area 20)




38

· Peel Green (area 25)




38
· Chadwick Road (area 17)




39
· Legh Street (area 22)




39
· Vine Street (area 23)




40
· Nasmyth (area 19)





40
· Rutland Street (area 51)




41
· Barlow Street (area 44)




41
· Knoll Street (area 62)




42
· Highfield Road (area 38)




42
· Irlam (area 34)





43
· Smithfold Lane (area 39)




43
· Seaford Road (area 60)




44
· Wynne Avenue (area 55) 




44
· Newtown Mill (area 54)




45
· Ashtons Field (area 40)




45
· Pendleton Way (61)





46
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ANNEX H –  
Discussion with Sustainable Regeneration Scrutiny 



Committee – 1st June 2009

Members raised a number of issues, and the action taken or proposed action is highlighted in blue. Please note some of the comments raised were general observations and have been noted.
Occupancy

· Members asked how practical / how easily can we switch tenants to more appropriate sites and decide appropriate use for sites in future. 
RESPONSE: This will be dependent on which site is being reviewed and will be considered as an option as part of the action plan. 

· With the Swing sites that aren’t fully used, where any more vacancies will be detrimental, perhaps it is time to be pro-active to identify sites where for little cost; employers could relocate to other areas to achieve sustainability. 
RESPONSE: This is the purpose of the more detailed studies, the first being the Eccles Study where there is the highest concentration of swing sites.

· Members asked if we have a total percentage of industrial units let / vacant? This may be useful when looking at sites future use.   
RESPONSE: 2982 business units were reviewed as part of the study and 766 were classed as vacant which equates to 25.7%.

However for accuracy, the review looked at this vacancy level in more depth by calculating the vacancy rate in floorspace. The total floorspace included in the review was 26,97503.22 m2, out of which 45,5261.70m2 was vacant. This equates to actually 16.9% vacant.

Mixed sites

· Could we look at mixed use sites; residential and industrial where employees can live near work. Should there be something in the document relating to this? 

RESPONSE: This is an action to be addressed within the Salford Economic Development Plan / emerging Local Development Framework.
Specific sites
· Contained within the Patricroft Bridge master plan there are 2 sites, a swing site and Cawdor Street, which perhaps should mesh together. Are there any views on how this could be achieved?
RESPONSE: This is being considered as part of the Patricroft Bridge Master Plan study.

· In the Peel Green area there is a large old derelict building, there’s not a lot you can do to it and development could possibly conflict with the Salford West framework and its future needs a rethink.
RESPONSE: The building referred to is the former ‘Dunlop’ works and this site will be considered as part of the Eccles Study for the most suitable future use. This also supports the Salford West framework, objective BL3 ‘Upgrading existing Business Locations’
· Members raised an issue about employment land close to the Quays, will it benefit from MediaCity development?
RESPONSE: This will be considered as part of the MediaCityUK Public Sector Programme, and potentially benefit from the Media Enterprise Zone project.
General comments

· Members were concerned there were anomalies in the evidence. Some areas seen as sites of opportunity were quoted as being unattractive and the location was not well suited. Losses are acceptable for alternate uses. 

RESPONSE: This point has been noted by Officers.

· Are recommendations set in tablets of stone as opposed to a market view? We need to demonstrate caution before the recommendations are embedded.

RESPONSE: The ELR is a technical report, and will be only part of the evidence required to make an informed decision within the planning process.

· There are a number of intervention areas and we are heading in to a period where funding will be very limited. How can we address this? 

RESPONSE: This may present some challenges but we can identify the sites that need priority, and can work closer with the private sector to look at new ways of regenerating sites.

· There’s no recognition of master planning to determine the appropriate scale of employment uses; how we achieve a vibrant mix of uses? 
RESPONSE: The ELR is only a technical report for guidance of future activity. The need for masterplans will be identified in other strategies (SEDP/SWSRF) the first of which are the Patricroft Bridge Masterplan and the Eccles Study.

· It’s an opportunity to get rid of poor quality sites to encourage re-investment and save employment capacity in a positive way and stabilise employment land use. 
RESPONSE: This point has been noted by Officers.

· The area needs refreshing and the MIER recognises there are parts of the area with isolated community areas that we need to focus on, we need a targeted strategic review. 

RESPONSE: This is an action within the Salford Economic Development Plan.

· The report gives us a good idea of the different disposition of employment land, this will change but it gives us some idea where we are going. It provides an evidence base for the core strategy. It is never going to be perfect but is a step forward.
RESPONSE: This point has been noted by Officers.

· How do we drive forward from here? There must be a master plan. The council should be looking at and determining priorities. 
RESPONSE: This is an action within the Salford Economic Development Plan.

· This exercise is important to the council and is of strategic importance for developers. We must be able to respond to market demand and make appropriate decisions. In particular where there are requirements to change the use of sites the council needs to act. 
RESPONSE: This is agreed and was the purpose of undertaking the review.
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� Source: Salford City Council


� Office of the Deputy Prime Minister (2004) Employment Land Reviews: Guidance Note


� Figures are taken from Employment Land Review - Table 9.1 p.96.


� ‘Focus’ is an online database of available retail, industry and office premises maintained by the CoStar Group – www.focusnet.co.uk


� Figures are taken from Employment Land Review - Table 9.1 p.96.


� Manchester’s Inward Investment Agency – www.investinmanchester.com


� Figures are taken from Employment Land Review - Table 9.1 p.96.


� The Greater Manchester Forecasting Model is an integrated, economic, population and household forecasting model commissioned by the Association of Greater Manchester Authorities and Manchester Enterprises.


� Gross Value Added is the difference between the value of goods and services produced and the cost of raw materials and other inputs which are used up in production.


� The job densities were taken from the English Partnerships document “Employment Densities: A Full Guide” (July 2001) - www.englishpartnerships.co.uk/researchreports.htm


� Plot ratios taken from Employment Land Review page 74 (paragraph 7.64) and page 92 (paragraph 8.49).


� Source: Department for Communities and Local Government – Commercial and Industrial Property Vacancy Statistics 2004/05 (latest figure available).


� Figures are taken from Employment Land Review - Table 9.5 p.99.


� Figures are taken from Employment Land Review - Table 9.1 p.96.


� Figures are taken from Employment Land Review - Table 9.5 p.98.


� A more detailed explanation of DTZ’s conclusions is found in Annex A (A1.9 –A1.17)


� Employment Land Review pages 102 and 103 (paragraphs 9.25 – 9.28)


� Employment Land Review paragraph 9.25


� Source: Salford City Council N.B. these figures differ slightly from those in the Employment Land Review (page 98), due to a more detailed assessment of the permissions in the supply, the addition of allocations and the identification of hectarage equivalents by individual applications rather than broad totals based solely on standard plot ratios.


� Available floorspace includes premises advertised as available through the FOCUS Database (the UK’s most comprehensive database of verified commercial property information) at the time of the study. Schemes under construction were excluded because they are identified elsewhere in the table.


� To derive a floorspace figure for remaining Unitary Development Plan allocations plot ratios of 80% for Offices, 40% for Industry and 30% for Warehousing have been applied to the hectare figures.


� To break the remaining allocations into use class specific figures, the supply has been split by similar proportions as is shown by past completion rates.


� Source: Salford City Council


� Note that the period include 10.25 years due to the monitoring period changing from calendar to financial year in 2005.


� Recommended Strategy taken from Employment Land Review Pages xiii and xiv.


� Salford has 208,375sqft compared to Manchester 799,401 and Trafford 496,421sqft.
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