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______________________________________________________________

REPORT OF THE STRATEGIC DIRECTOR OF HOUSING AND PLANNING

______________________________________________________________

TO THE LEAD MEMBER FOR PLANNING
FOR DECISION ON 12th FEBRUARY 2007 

______________________________________________________________

TITLE: UDP POLICY E5 (DEVELOPMENT WITHIN ESTABLISHED EMPLOYMENT AREAS). DRAFT DEVELOPMENT CONTROL PRACTICE NOTE.

RECOMMENDATIONS:  

That the Lead Member for Planning approves the attached Draft Development Control Practice Note on Policy E5 of the Adopted Unitary Development Plan.

______________________________________________________________

EXECUTIVE SUMMARY: 

Policy E5 of the UDP provides a policy framework against which proposed developments within established employment areas should be assessed. The policy seeks to protect and improve existing employment areas, and places a level of restriction on the loss, to non-employment uses, of sites and buildings within them. A draft non-statutory Development Control Practice Note has been prepared in order to assist prospective developers in understanding the requirements of Policy E5 and to ensure that they submit adequate and appropriate information in support of planning applications that trigger the policy, so that they can demonstrate compliance with it. 

This report seeks approval of the Draft Development Control Practice Note.


______________________________________________________________

BACKGROUND DOCUMENTS: 

______________________________________________________________

ASSESSMENT OF RISK: Low

______________________________________________________________

SOURCE OF FUNDING: Costs associated with publication will be funded from the Local Development Framework (LDF) Budget.

______________________________________________________________

LEGAL IMPLICATIONS: The Development Control Practice Note, once adopted by the city council, will be a material planning consideration in the determination of relevant planning applications.

Agreed with Richard Lester, (Law and Administration) 30 January 2007

______________________________________________________________

FINANCIAL IMPLICATIONS: Costs associated with the publication of the Development Control Practice Note are likely to be limited to printing and postage costs and there is adequate capacity within the LDF budget to cover these.

Agreed with Nigel Dickens (Chief Executive’s Programme Management Team) 12 January 2007.


COMMUNICATION IMPLICATIONS: N/A

VALUE FOR MONEY IMPLICATIONS: N/A


CLIENT IMPLICATIONS: N/A


PROPERTY: This note clarifies the operation of UDP Policy E5, which encourages improvements within existing employment areas, and applies a level of restriction to the loss, to non-employment uses, of employment land and premises within them. The policy, and this practice note, will have an impact upon council strategies, including the Investment Estate Strategy.

______________________________________________________________

HUMAN RESOURCES: N/A

______________________________________________________________

CONTACT OFFICER: 
Andrew Bickerdike 0161 793 2755


Graham Gentry 0161 793 3662


______________________________________________________________

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

______________________________________________________________

KEY COUNCIL POLICIES: City of Salford Unitary Development Plan Policy E5

______________________________________________________________

DETAILS: 

1.0 INTRODUCTION

1.1 Policy E5 of the adopted UDP provides a policy framework against which proposed developments within established employment areas should be assessed. It lists the types of development that will normally be permitted within established employment areas (points i to v of the policy) and identifies certain criteria that must be satisfied if planning permission is to be granted for development that would introduce non-employment uses into the areas covered by the policy (criteria 1 and 2 (a to d) of the policy). 

1.2 In order to assist prospective developers in better understanding the requirements of the policy, particularly with regard to the various criteria that must be satisfied if planning permission is to be granted for provision of non-employment uses, a Draft Development Control Practice Note has been prepared.  The intention is that this Draft Development Control Practice Note be adopted by the council and published as a non-statutory document, sitting outside the Local Development Framework.

2.0 E5 Policy Note

2.1 The Practice Note focuses primarily upon the following issues: 

a) The areas to which Policy E5 applies, having regard to the reference in paragraph 8.40 of the reasoned justification to the policy that established employment areas should have certain characteristics in terms of size and the number of business units;

b) The evidence that relevant prospective developers should submit in order to demonstrate that their proposed schemes would not have an unacceptable impact on the operating conditions of other remaining employment uses, in order to satisfy criterion 1 of the policy;

c) The evidence that relevant prospective developers should submit in order to demonstrate compliance with criteria 2 (a to d) of the policy, including details of minimum marketing requirements; and  

d) The relationship between Policy E5 and Policy MX1 of the UDP and how these two policies should be taken into account when development is proposed in an established employment area that is situated within a defined mixed-use area. 

2.3
The Development Control Practice Note encourages prospective developers to submit planning statements in support of development proposals that trigger the policy and to include within those supporting statements adequate evidence to demonstrate that relevant criteria within the policy have been satisfied. It should ensure that Policy E5 is not misinterpreted and that case officers are provided with sufficient information in order to assess the extent to which the policy’s requirements have been met.       
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POLICY E5 – ESTABLISHED EMPLOYMENT AREAS

1.0
INTRODUCTION

1.1
This Development Control Practice Note provides guidance in respect of development within established employment areas, focusing particularly on planning issues raised by developments which involve the re-use or redevelopment of employment land and premises for non-employment purposes. The note provides further clarification in respect of the requirements of City of Salford UDP Policy E5, which it is supplementary to and, where appropriate, UPD policy MX1 in cases where the established employment area concerned is also situated within a mixed–use area defined under the terms of that policy. The full text of relevant UDP policies referred to throughout this note is reproduced in Appendix A of the note, but prospective developers should refer to the Adopted UDP written statement and proposals map and to other local development documents identified in the council’s Local Development Scheme for full details of the council’s planning policies.

1.2 The policy note is intended to improve prospective developers’ understanding of the types of development that are likely to be permissible within established employment areas and the information that will need to be submitted in support of any relevant planning applications. The practice note will form an important material planning consideration in the determination of relevant planning applications. 

1.3 The purpose of the practice note is essentially four fold:

(i) To clarify the areas to which Policy E5 applies;

(ii) To explain more fully the various criteria outlined within the policy, that proposals to introduce non-employment uses must satisfy before they are to be granted planning permission (Criteria 1 and 2 (a – d));

(iii) To give additional guidance as to the type of evidence that prospective developers should submit to accompany planning applications, when they are seeking to demonstrate compliance with the policy; and

(iv) To clarify the relationship between UDP Policy E5 and UDP Policy MX1, where an established employment area also lies within a defined mixed-use area.

2.0
BACKGROUND

2.1
There are a significant number of employment areas within the city, 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 Policy E5 of the UDP places certain restrictions on the loss of employment sites and buildings within them. Established employment areas are not specifically designated (i.e. their boundaries are not identified) within the UDP or any other planning policy document produced by the city council, although the reasoned justification to Policy E5 does identify the criteria that will be used for identifying established employment areas to which the policy will apply.

2.2
The city council’s most recent Employment Land Study, carried out in 2004, indicates that the city’s employment land supply is constrained and that it provides for a “relatively limited margin of space or consumer choice within the marketplace”, which could result in prospective occupiers looking to neighbouring areas to satisfy their accommodation requirements. The report goes on to state that “further erosion of the City’s portfolio of employment sites through losses to non-industrial uses could reduce the supply of employment land to less than 15 years (i.e. the minimum land required in order to meet anticipated levels of demand over the plan period)”
.

2.3
The city council is concerned that the loss of even relatively small employment sites could exacerbate the already constrained nature of the city’s employment land supply and it is therefore keen to ensure that any such loss would not have an unacceptable impact on the vitality of the local economy and therefore the successful regeneration of the city. The nature of employment provision is evolving as the premise requirements of traditional industries change and increased levels of knowledge orientated and office-based employment comes forward. This means that it is inevitable that the nature of established employment areas will change over time. Policy E5 recognises this change, seeking to improve and protect established employment areas so that they continue to support the city’s economy, and the economy of the wider sub-region, whilst allowing an element of flexibility to take account of changing circumstances.

2.4
Regeneration is a high priority for Salford, which is the 12th most deprived local authority area in the country (Index of Multiple Deprivation 2004) and, whilst there is no shortage of previously developed sites suitable for housing in the city, the employment land supply is much more finely balanced.  In these circumstances, the city council considers it of the utmost importance that development proposals involving the loss of employment uses within established employment areas are carefully considered, and that an appropriate level of protection is applied to employment land and buildings within those areas, as set out in Policy E5 of the UDP.
3.0 THE POLICY APPROACH

3.1. The broad intention of Policy E5 is to facilitate the retention of the city’s established employment areas and to allow those areas to evolve so as to meet the city’s future employment needs. The policy therefore allows for certain types of development that will help to support and nurture the development of established employment areas as thriving business locations, whilst at the same time placing limitations on the introduction of non-employment uses. In effect, Policy E5 requires developments involving the provision of non-employment uses within established employment areas to pass certain “tests”. All applications for non-employment uses will therefore be assessed for compliance with criteria 1 and 2 (a to d) of the policy before planning applications can be granted.

3.2. Criterion 1 of the policy requires that the introduction of a non-employment use into an established employment area does not result in the operating conditions of other remaining employment uses within the area being compromised. If the applicant can demonstrate, to the satisfaction of the city council, that a proposal passes this first test, the proposed development must then also be shown to be consistent with one or more of the following 4 criteria, set out under point 2 of the policy:

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.

3.3
In order to demonstrate compliance with criteria 1 and 2 of Policy E5, planning applications for proposals involving the loss of employment land/premises must be accompanied by a supporting statement, setting out exactly how the proposed development conforms with these criteria.

3.4 The following sections of this policy note provide additional guidance as to the circumstances in which these criteria apply and give details of the sorts of evidence that should be included within a supporting statement, in order to demonstrate that each criterion has been met. 

A. 
IDENTIFYING THE AREAS TO WHICH POLICY E5 APPLIES

3.5 As noted above, established employment areas are not specifically identified or designated within the UDP, although paragraph 8.40 of the Reasoned Justification to Policy E5 sets out the criteria for their identification. This indicates that, for the purposes of policy E5, an established employment area is defined as site(s)/building(s) that are currently used, or where vacant were last used, for non-retail employment uses and that all such areas subject to the policy fall into one of the following three 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.

3.6 An “employment use” may be defined as uses falling within Use Classes B1a (offices), B1b (research and development), B1c (light industry), B2 (general industrial), B8 (storage and distribution), as well as Sui Generis uses of a similar nature, which might normally be found within employment areas. 

3.7 Established employment areas may also contain small areas of land or buildings that are not, or have not previously been, used for employment purposes, such as areas of open space or isolated non-employment uses that are entirely or predominantly surrounded by employment uses. In these situations, Policy E5 will be applied to the whole of the established employment area, including any land or buildings that are not currently or have not previously been in employment use. However, other relevant UDP policies will also be applied to the non-employment elements (for example, Policy ST11, which requires a sequential approach to development and Policy R1, which seeks to protect recreation land and facilities, will be applied to areas of open space that are found within the boundaries of an established improvement area, if appropriate). 

3.8 A  “business unit” may be defined as any self-contained unit of accommodation that is capable of being occupied by a single business. This may comprise a separate building or it may simply form part of a larger building, for example where a former mill building or office complex has been sub-divided into a number of discrete and self-contained business units. It therefore follows that an established employment area does not necessarily need to include more than one building.

B.
DEMONSTRATING THAT A DEVELOPMENT WOULD NOT COMPROMISE THE OPERATING CONDITIONS OF OTHER REMAINING EMPLOYMENT USES (CRITERION 1)

3.9 This initial consideration will ensure that the redevelopment of an existing employment site, or the re-use of existing employment premises, for non-employment uses will not have an unacceptable impact upon the viability of other existing employment sites or premises in its vicinity, thereby potentially resulting in the further erosion of the city’s supply of employment land/premises. 

3.10 In assessing a proposal’s impact in these terms, regard will be had to the potential impact of a non-employment development on the operations of surrounding employment uses, taking into account any reasonable deviations, and on the employment redevelopment potential of any vacant or underused sites falling within the established employment area. 

3.11 Applicants should seek to demonstrate compliance with this criterion by including within their supporting statement sufficient details of the proposed non-employment development and any adjoining employment uses. They should identify the industrial processes undertaken on adjoining sites and indicate whether or not these give rise to any particular concerns in terms of noise, odours or other emissions, hours of operation or vehicular access, parking and servicing. 

3.12 This consideration will be particularly important where residential or similarly sensitive land uses are proposed to be introduced into an established employment area. The future occupiers of any such development would rightly expect to enjoy an appropriate standard of amenity and without careful consideration of the potential impacts of existing industrial or other employment operations on their future amenity, prior to the development being permitted, there is a risk that the development would give rise to increased levels of complaints, requiring restrictions to be placed on those operations, which might undermine their future viability. 

C.
DEMONSTRATING COMPLIANCE WITH AT LEAST ONE OF THE CRITERIA LISTED UNDER POINT 2 OF POLICY E5

3.13 Should an applicant be able to demonstrate compliance with criterion 1 of policy E5, they must then also demonstrate compliance with one or more of four additional criteria identified under point 2 (a to d) of the policy. Each criteria is considered in further detail below.

2a) 
There is no current or likely future demand for the site or building for employment purposes.

3.14 Where a site or building is proposed for redevelopment or re-use for non-employment purposes and it is occupied by an employment use, then this will be considered to constitute “current demand” for the purposes of this particular criterion. In these circumstances, prospective developers should explain fully why it is not possible to retain employment uses currently occupying the site or premises concerned, and why it is not possible to replace the current occupiers with an alternative form of employment provision.

3.15 The onus in criterion 2a is on the developer to “clearly demonstrate” a lack of current or likely future demand, and therefore it is recommended that prospective developers submit a full market appraisal of the site and/or buildings in question for employment purposes. The absence of such clear evidence would justify the refusal of planning permission.
3.16 The appraisal should consider the employment potential of the site, both in respect of the current market and also the longer term, having regard to market projections and the objectives of relevant plans and strategies at the local, regional and, where applicable, national level. It should be noted that an inadequate financial return or lack of current market demand would not in itself be sufficient reason to justify the loss of employment land/premises. 

3.17 As a minimum the appraisal should consist of:
1) An assessment of the current availability of, and demand for, the type of employment accommodation and land in question within Salford, including details of marketing exercises undertaken; and

2) An assessment of the financial viability of re-using, refurbishing or redeveloping the site and/or buildings for existing or realistic alternative employment uses (for example B8 instead of B2), taking into account current market demand and the policy context.
3.18 The assessment should be undertaken by a suitably qualified professional person, such as a Chartered Surveyor active in the area of the sale/lease of commercial properties, who should prepare the supporting statement detailing the marketing activities undertaken. This individual will be required to certify that all marketing has been undertaken as stated and that the information provided is correct.

3.19  The statement should include:

· Details of the length of time over which the site and buildings have been marketed. As a guide, the city council considers that active marketing of an employment site/building should be undertaken for a minimum of 12 months. However, this timescale should be extended in times of flat or falling demand, or to take account of the particular size/type of employment site/premises in question;

· Details of where and how the site and buildings have been marketed for sale or rent, including confirmation of the agents used, the length and frequency of marketing exercises, the sale price/rental value sought and the means by which the availability of the land and buildings has been brought to the attention of prospective purchasers or tenants. This should include details of:

· all advertising features or notices placed in local, regional or national newspapers, specialist estates publications or trade magazines, including the dates on which any such advertisements or notices appeared and ideally copies of relevant features/notices (depending on the individual circumstances, the city council would expect such advertisements/notices to appear in local newspapers such as the Salford Advertiser and Manchester Evening News and, where appropriate, national newspapers or specialist publications such as the Estates Gazette, throughout the marketing period);

· Internet based or electronic means of advertising, such as entries on agents’ web sites or electronic mail shots, including copies of, or extracts from, any entries in such publications;

· Hard copy circulars and lists of available commercial/business premises sent out to prospective purchasers, local property and specialist commercial agents and/or relevant businesses/potential purchasers/occupiers, including the dates on which these were issued and detail of the parties to which they were sent (the city council would expect this to have been undertaken with regular frequency throughout the marketing period); and
· On-site means of advertising by way of “for sale” or “to-let” boards, including photographic evidence that such boards have been erected (the city council would normally expect marketing boards to be placed on all relevant highway frontages to the site/buildings throughout the marketing period); 
· Details of all expressions of interest or offers received, including rental interest, and an explanation as to why any offers received were not accepted; and 

· Confirmation that land/premises have been registered on the Evolutive land/property database for minimum continuous period of 12 months.  Registration is via city council’s Economic Development Section or Manchester’s Inward Investment agency, MIDAS.

3.20 In circumstances where employment premises are currently occupied, the statement should also indicate clearly why the occupier is looking to vacate the premises, demonstrate that reasonable lease negotiations have taken place.
3.21 Where there is evidence that similar sites have recently been redeveloped for employment purposes or upgraded to meet current market demand for B1a, b, c, B2 or B8 uses and/or buildings have been successfully let or sold, prospective developers will be required to present evidence to demonstrate why their particular site or buildings could not be developed or upgraded in a similar manner. In particular they will be required to demonstrate that any such course of action would result in them incurring abnormally high costs, which were not incurred by any comparison developers, and that these abnormally high costs would render an employment development financially unviable, taking into account current and likely future market demand and realistically achievable rents for employment schemes. Where specific information regarding the redevelopment or refurbishment of other similar sites or premises is obtainable, for example information relating to existing ground conditions, the cost of purchasing the land, or the availability of supporting sources of funding, developers should use this information for comparison purposes, in order to demonstrate precisely why their site and its hypothetical redevelopment or improvement for employment purposes is not a financially viable option. 

3.22 It is important that appropriate, comparison developments are used for this purpose and developers are encouraged to consult with the city council in order to identify relevant comparator schemes.
2b)
There is a strong environmental case for rationalizing land uses or creating open space.

3.23
Criterion ‘b’ allows for the introduction of non-employment uses in circumstances where a “strong environmental case” for the rationalisation of land uses or the creation of open space exists. Such circumstances are likely to be extremely limited and prospective developers will be required to set out their case in detail within the planning application’s supporting statement.  

3.24
The supporting statement should identify clearly the factors that contribute towards the strong environmental case concerned and which justify the redevelopment of the site or the conversion of the premises for non-employment uses. Relevant environmental factors might include unacceptable levels of pollution, emissions, odours, noise, vibration, or traffic generation emanating from the current or previous businesses occupying the site, which give or gave rise to unacceptable environmental impacts on residential or other forms of amenity. In such circumstances, the planning statement should quantify any such environmental impacts and explain why they can only be addressed through the introduction of non-employment uses, rather than other means of mitigation or by the redevelopment of the site for alternative employment uses.

2c)
The development would contribute to the implementation of an approved regeneration strategy or plan for the area.
3.25
Regeneration is a key priority for the city council and, over time, different initiatives and strategies will be advanced in different areas of the city, according to need and opportunity. These strategies may take the form of a Local Development Document, masterplan, or regeneration strategy or regeneration framework, which has been formally approved by the city council.

3.26
For such strategies to be used as a basis for demonstrating a proposed development’s compliance with criterion 2c of Policy E5, they should specifically incorporate proposals to release land or buildings within an established employment area for provision of non-employment development. In these circumstances, the supporting statement accompanying the planning application should identify the regeneration strategy concerned and the policies and proposals within it that specifically advocate the introduction of non-employment uses, ant it should also indicate clearly how the proposed form of development would contribute towards the implementation of the strategy.

3.27
The council’s Housing and Planning Directorate section will be able to provide further information in respect of the status of individual regeneration strategies.

2d)
The site is allocated for another use in the UDP.
3.28 Criterion 2d of Policy E5 allows for the redevelopment of employment land/premises for non-employment uses in circumstances where the city council has identified a more appropriate use for the site and has specifically allocated it for a non-employment use within either the adopted UDP or a Development Plan Document. At present, this particular criterion can only be satisfied where the development involves land and buildings within a relatively small number of allocations within the Adopted Unitary Development Plan.

3.29
Where a prospective developer seeks to justify their development by having regard to this particular criterion, the supporting statement should specify clearly the relevant allocation policy that supports and promotes the proposed development.

D. 
THE RELATIONSHIP BETWEEN POLICY E5 AND POLICY MX1 (DEVELOPMENT IN MIXED-USE AREAS)

3.30
Policy MX1 of the Adopted UDP promotes the development of a vibrant mix of uses within four defined zones all of which form part of the Regional Centre and all of which currently contain a number of established employment areas. Policy MX1 seeks to develop these areas for a broad range of appropriate uses, including employment uses. The policy identifies a range of factors that will be taken into account in determining an appropriate mix of uses on individual sites. The four mixed use areas identified under Policy MX1 are:

i) MX1/1: Chapel Street East;

ii) MX1/2: Chapel Street West;

iii) MX1/3: Salford Quays; and 

iv) MX1/4: Ordsall Lane Riverside Corridor.

3.31 In a situation where land or buildings are located within both an established employment area and a defined mixed-use area, prospective developers wishing to introduce non-employment uses will need to have regard to both Policy MX1 and Policy E5. Clearly, the fact that established employment areas have been included in areas where a broader range and mix of land uses are encouraged is an indication that some non-employment uses are likely to be introduced as part of a broader remodelling and diversification agenda. However, this does not mean that the requirements of Policy E5 can be ignored in these situations and prospective developers will therefore still need to demonstrate compliance with criteria 1 and 2 (a to d) of Policy E5 as part of their supporting planning statement. 

3.32 In seeking to achieve the aims and objectives of Policy MX1, it will be important to capitalize upon the potential of the mixed-use areas concerned to become key office and knowledge-based employment locations. Employment uses will therefore form an important part of mixed-use developments within these locations and developments involving the loss of employment land is only likely to be justified in a limited number of circumstances. The potential to support the establishment, expansion and success of Knowledge Capital (as promoted within the UDP by policy E3 and identified on the Plan’s Proposals Map as an “Arc of Opportunity”) is defined within Policy MX1 as one of the factors that will be had regard to in determining an appropriate mix of uses and this is a clear indication of the importance attached to securing provision of employment uses as part of mixed-use developments.

3.33 Having regard to the criteria set out under point 2 of Policy E5, it is considered highly unlikely that any prospective developer could justify a non-employment development involving the loss of employment land and premises on the basis that there is no current likely or future demand for the site or buildings for employment purposes (i.e. criterion 2a of policy E5), given that the areas covered by Policy MX1 are all within the Regional Centre, which is acknowledged as playing a leading role in the economic restructuring of the Manchester City Region and  the North West as a whole. 

3.34 Policy MX1 is not a site-specific allocations policy as such, but rather it is a policy that is applied to several large areas of the city and designed to provide a broad level of guidance as to how these areas should be developed and improved over time. The fact that an established employment area is situated within a mixed-use area defined under policy MX1 of the UDP does not therefore mean that the introduction of a non-employment use can be justified in Policy E5 terms on the basis that it satisfies the requirements of criterion 2d (i.e. that the site is allocated for another use in the UDP) as this criterion cannot be said to apply. 

3.35 As noted above, strong environmental cases for rationalising land uses (Policy E5 criterion 2b) are only likely to apply in very limited circumstances and these are likely to be even more limited in an area of the city where a vibrant mix of uses is deliberately encouraged. Whilst the introduction of a broader mix of uses might necessitate the relocation of some industrial processes that may be incompatible with securing high standards of amenity within a mixed-use area, in the majority of such cases, alternative forms of employment provision, such as offices, should form part of the replacement mix of land uses. 

3.36 It therefore follows that, if the loss of existing employment uses within the mixed-use areas is to be justified in Policy E5 terms, then that justification is likely to stem from the fact that the development would accord with an approved regeneration strategy or plan for the area (Policy E5 criterion 2c). 

3.37 Supporting planning statements accompanying planning applications for developments that seek to introduce non-employment uses in established employment areas that are also located within the defined mixed-use areas should therefore seek to justify such developments having regard to relevant criteria in both Policy E5 and MX1 and incorporate any relevant documentary evidence in this regard. 

APPENDIX A

EXTRACTS FROM THE CITY OF SALFORD UNITARY DEVELOPMENT PLAN 2004 - 2016

Policy E5            

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)/building(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.

Policy MX1

Development in Mixed-use Areas

The following locations will be developed as vibrant mixed-use areas with a broad range of uses and activities, and development within them will be required to support this:

1. Chapel Street East;

2. Chapel Street West;

3. Salford Quays; and

4. Ordsall Lane Riverside Corridor.

Appropriate uses within these areas will include:

A. Housing;

B. Offices;

C. Tourism, including hotels;

D. Leisure;

E. Cultural Uses; 

F. Education;

G. Community Facilities;

H. Retail and food and drink uses, where consistent with the retail and leisure policies of the UDP;

I. Essential infrastructure and support facilities; and

J. Knowledge-based employment including live-work units.

In determining the appropriate mix of uses in individual sites, regard will be had to:

i. The positive impact that the proposed development could have on the regeneration of the wider area;

ii. The use on adjoining sites and the extent to which the proposed development would support the objective of maintaining a mix and balance of uses throughout the mixed -use area;

iii. The contribution that the proposed development would make towards securing activity in the area throughout the day;

iv. The prominence of the location, particularly in relation to key pedestrian and other transport routes;

v. The size of the site; and

vi. The potential to support the establishment, expansion and success of the Knowledge Capital, in accordance with E3 ‘Knowledge Capital’

Reasoned justification
5.3 
Salford Quays and the Chapel Street area are dynamic and competitive locations forming part of the Regional Centre, with Chapel Street East forming an integral part of Manchester city centre. The success and popularity of these areas derives partly from the mix of uses within them, and the city council will seek to retain and develop this mix through the control of new development. The Ordsall Lane riverside corridor provides an important link between Salford Quays and Chapel Street, and will also be developed as a mixed-use area. 

5.4 
The Chapel Street East area (MX 1/1) will be increasingly seen as a key quarter of Manchester city centre, with improved physical and functional connections to the rest of the city centre, as well as coordinated management. The large areas of surface commuter car parking constitute an inefficient use of land, and provide significant potential for redevelopment, although this will need to take place having regard to the parking needs of the city centre as a whole. There are strong commercial opportunities across the area, but particularly around Salford Central Station, linking to the Spinningfields development in Manchester. It is estimated that in the region of 2,000 dwellings will come forward in the area over the plan period. There are opportunities to improve connections within the area, through the reduction of traffic along parts of Chapel Street, and improved links through the viaduct, which has the potential to be seen as a positive townscape feature rather than a barrier. There is also potential to take more advantage of the riverside location. 

5.5 
The Chapel Street West area (MX 1/2) incorporates the University of Salford as well as the strategically significant Middlewood site, and is a key gateway into the city centre. There are a number of redevelopment opportunities along the main Chapel Street frontage, which offer the potential to provide a full mix of uses, including facilities to serve the local population, as well as high quality architecture to complement the existing conservation areas. The restoration of the Manchester, Bolton and Bury Canal will help to transform perceptions of the area, as well as providing additional recreation and development opportunities. The meander in the River Irwell provides a unique landscape feature that the area can take advantage of, including through improved physical and visual connections to the meadows. A genuine mix of commercial, residential and community uses will result in approximately 3,000 dwellings coming forward during the plan period, with the potential to secure a broader mix of housing types than may be possible in Chapel Street East. 

5.6 
The Salford Quays area (MX 1/3) will continue to develop as an internationally important visitor destination, and one of the region’s primary office locations, benefiting from Metrolink connections, and attracting some of the highest quality architecture in the region. These functions will continue to be complemented by residential, retail and leisure uses, producing a distinctive mixed-use area. Dock 9, in the northern part of the area, offers a strategically important development opportunity, the coordinated development of which will strengthen the success of Salford Quays and provide new landmarks that take advantage of the waterfront and complement existing assets such as the Lowry. It is estimated that in the region of 2,500 dwellings will come forward in the area during the plan period. 

5.7
The Ordsall Lane Riverside Corridor (MX 1/4) will become an increasingly important link between the other mixed-use areas, complementing the continued regeneration of the wider Ordsall area. However, it will be important that its transformation into a mixed-use area is gradual and managed, and is not at the expense of the provision of local employment opportunities. As redevelopment occurs, there will be potential to improve links to and across the river, and the riverside setting offers excellent opportunities for distinctive, high quality architecture. The area also offers the opportunity to provide a broader mix of housing types than may be possible in Chapel Street East, and it is estimated that approximately 500 dwellings will come forward in the area during the plan period. 

5.8 
The policy sets out a number of factors that will be taken into account when determining whether the use or uses proposed for a site are acceptable. Single use developments are only likely to be acceptable in limited circumstances, for example where they involve a small site, are in a relatively peripheral location, or would provide an appropriate diversification of use in the immediate area. In particular, the policy will be used to ensure that residential development does not unduly predominate, to the detriment of the vitality and sustainability of the areas. On larger sites, single-use residential developments are unlikely to be acceptable, and a significant proportion of non-residential uses will normally be required. Appropriate provision should be made for educational and community uses to serve the residents of the areas. Where proposed developments incorporate very high levels of sustainable design and technology, or would be exceptional in design quality, then this may be considered to outweigh the need to secure a mix of uses on a particular site. Within the Chapel Street West and Chapel Street East areas in particular, the potential impact of development on the successful growth of the Knowledge Capital will be an important consideration, in accordance with Policy E 3.

5.9
 Developments within the mixed-use areas will need to be carefully designed and managed to ensure that residential and other occupiers in the areas have an appropriate level of amenity. 
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