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REPORT OF STRATEGIC DIRECTOR FOR SUSTAINABLE REGENERATION

TO THE LEAD MEMBER FOR PLANNING

FOR INFORMAL ON 15 SEPTEMBER 2009

FOR FORMAL ON 6 OCTOBER 2009
TITLE:
ESTABLISHED EMPLOYMENT AREAS SUPPLEMENTARY PLANNING DOCUMENT

RECOMMENDATION: That the Lead Member for Planning:

1. Approves the draft Supplementary Planning Document “Established Employment Areas” for the purposes of consultation;
2. Approves the proposed consultation arrangements; and
3. Approves the Consultation Statement, Equality Impact Assessment, Sustainability Appraisal and Strategic Environmental Assessment Determination Statements for publication.
EXECUTIVE SUMMARY
: The Supplementary Planning Document has been produced to provide further guidance in respect of the implementation of Unitary Development Plan Policy E5 (Development within Established Employment Areas). 

It is proposed that the draft SPD will be published for a period of consultation from 23 October 2009 to 3 December 2009. This report seeks approval of the draft SPD and accompanying documents, and the approval of arrangements for public consultation.
BACKGROUND DOCUMENTS: 
· Stakeholder consultation responses, 
· Comments on the Core Strategy Issues and Options Report, and 
· Comments on the Sustainability Appraisal and Strategic Environmental Assessment Determination Statements. 
 (Available for public inspection)

KEY DECISION:
YES 
DETAILS:

1
Introduction
 

1.1 Policy E5 (Development Within Established Employment Areas) of the City of Salford Unitary Development Plan (UDP) provides general support for the modernisation, refurbishment and improvement of the city’s established employment areas, whilst setting out a number of policy tests against which proposals for the redevelopment of established employment areas for non-employment uses must be considered. 
1.2 The Established Employment Areas Supplementary Planning Document (SPD) will provide additional guidance for developers on the application of this policy, in particular detailing the sorts of evidence required in order to justify the introduction of non-employment uses such as housing. It will also explain how the findings of the recently completed Employment Land Review (ELR) will be taken into account when applying Unitary Development Plan Policy E5.
1.3 The SPD will replace and update a Development Control Practice Note (DCPN) adopted on 12 February 2007, which provided guidance on the implementation of UDP Policy E5. Once adopted, the SPD will form part of the Local Development Framework (LDF), and will therefore have considerably more weight in planning decisions that the DCPN.
1.4 A Draft Established Employment Areas SPD has been prepared and is proposed for publication and consultation. This Draft SPD is included in Annex A to this report.

1.5 To inform the production of the Draft SPD an initial consultation exercise was undertaken seeking the views of key stakeholders on the application of UDP Policy E5 and the associated DCPN. Further details are provided in the Consultation Statement accompanying the Draft SPD which is discussed further below.
1.6
The proposed consultation Draft SPD is attached for approval.  

 

1.7      Public consultation on the Draft SPD will run from the 23 October to the 3 December 2009. Final adoption is currently scheduled for May 2010.

 

2
Supporting Documents

 

2.1
The following documents will be published alongside the Draft SPD:
· A Consultation Statement (Annex B);
· An Equality Impact Assessment (Annex C);

· A Sustainability Appraisal Determination Statement (Annex D); and
· A Strategic Environmental Assessment Determination Statement (Annex E).
2.2 The Consultation Statement provides further details of the consultation exercises that have informed the production of the Draft SPD and has been prepared under Regulation 17(1) of the Town and Country Planning (Local Development)(England) Regulations 2004 (as amended by the Town and Country Planning (Local Development) (England) (Amendment) Regulations 2009). 

2.3 The main consultation exercise informing the production of the Draft SPD has been an initial letter contacting key stakeholders asking for their views on the current application of UDP Policy E5 and the associated DCPN. In addition to this, discussions have taken place with colleagues within the city council and Urban Vision, and comments received during the recent consultation of the council’s emerging Core Strategy have also been taken in to account.
2.4
The Equality Impact Assessment assesses whether the impact the SPD could have different impacts on people due to their gender, age, disability, religion or belief, race and sexual orientation.
2.5
Recent changes to the Planning and Compulsory Purchase Act 2004 made by the Planning Act 2008 and associated regulations have removed the requirement for a Sustainability Appraisal to be prepared alongside a Supplementary Planning Document. However there is still a need to screen Supplementary Planning Documents to ensure that legal requirements for Sustainability Appraisal are met
. In this regard, the Sustainability Appraisal Determination Statement sets out the considerations that have led to the determination that a Sustainability Appraisal will not be required for the Supplementary Planning Document, primarily because issues of sustainability associated with Policy E5 have already been considered as part of the appraisal of the Unitary Development Plan.

2.6
Similarly, under the Environmental Assessment of Plans and Programmes Regulations 2004
, the Supplementary Planning Document must be screened to test whether a full Strategic Environmental Assessment is required. The Strategic Environmental Assessment Determination Statement sets out the considerations that have led to the determination that a Strategic Environmental Assessment is not required. 

2.7 Natural England, English Heritage, the Environment Agency and Government Office North West have all been consulted during the preparation of the two Determination Statements. Their comments are detailed within the Statements. 

 

3
Consultation Proposals

 

3.1      It is proposed that the draft Supplementary Planning Document and supporting documents be subject to public consultation, from 23 October to 3 December 2009.  

 

3.2      Statutory notice of the consultation will be published in a local newspaper.

 

3.3      Copies of the documents will be available for inspection on the council website, at the Civic Centre and in Public Libraries. 
 

3.4     
Letters will be sent to the relevant specific and general consultation bodies from the list identified in the council’s Statement of Community Involvement as well as other stakeholders who have previously indicated their interest in employment matters, or who it is considered will have an interest in the content of the draft SPD. 
3.5
Interested parties will be able to freely download the document.  However, it is proposed that a copying charge of £7 be made to anyone, other than statutory consultees, who wishes the council to provide a hard copy.

 

4
The Next Steps

 

4.1       All comments received by 4:30pm on 3 December 2009 will be assessed.  A report will be prepared detailing, in respect of each comment received, changes to be made to the document, or reasons why no changes are proposed. A revised draft of the SPD will then be presented to Lead Member for formal approval and adoption.
KEY COUNCIL POLICIES: Unitary Development Plan Policies E5 (Development within Established Employment Areas) and MX1 (Development in mixed-use areas)
EQUALITY IMPACT ASSESSMENT AND IMPLICATIONS:- An Equality Impact Assessment has been prepared for the draft Supplementary Planning Document.
ASSESSMENT OF RISK:

Low – the Supplementary Planning Document and associated documents have been prepared in accordance with the relevant legislation.

SOURCE OF FUNDING:  Local Development Framework Budget
LEGAL IMPLICATIONS: Supplied on 21 August 2009 by Richard Lester x 2129: The statutory procedure is being observed. There is a possibility that a High Court challenge, even if misguided, might be made after adoption of a Supplementary Planning Document.

FINANCIAL IMPLICATIONS: Supplied on 1 September 2009 by Nigel Dickens ext 2585: There are no direct financial implications or concerns arising from approval of the recommendations as the document is for consultation.
OTHER DIRECTORATES CONSULTED: Colleagues from the Sustainable Regeneration Directorate (Spatial Planning, Planning Regeneration and Economic Development) and Urban Vision have been consulted as part of the preparation of the draft Supplementary Planning Document.
CONTACT OFFICER:
Jimmy McManus
TEL. NO. x 2796
WARD(S) TO WHICH REPORT RELATE(S): All
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� Paragraph 8.29 of the Explanatory Memorandum to the Town and Country Planning (Local Development) (England) (Amendment) Regulations 2009 -http://www.opsi.gov.uk/si/si2009/em/uksiem_20090401_en.pdf


� Statutory Instrument 2004/No. 1633
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Annex B


Established Employment Areas


Draft Supplementary Planning Document


Consultation Statement


SALFORD CITY COUNCIL


ESTABLISHED EMPLOYMENT AREAS SUPPLEMENTARY PLANNING DOCUMENT


STATEMENT OF MAIN ISSUES RAISED IN REPRESENTATIONS


TOWN AND COUNTRY PLANNING (LOCAL DEVELOPMENT) (ENGLAND)


REGULATIONS 2004 (AS AMENDED BY THE TOWN AND COUNTRY PLANNING (LOCAL DEVELOPMENT)(ENGLAND)(AMENDMENT) REGULATIONS 2008) - REGULATION 17(1).

1.
Introduction


1.1
Under the Town and Country Planning (Local Development) (England) Regulations 2004, in advance of adopting a Supplementary Planning Document (SPD), it is a requirement to prepare and publish a Consultation Statement.

1.2
The Consultation Statement is required to set out:


(i) the names of any persons whom the authority consulted in connection with the preparation of the SPD,


(ii) how those persons were consulted,


(iii) a summary of the main issues raised in those consultations,


(iv) how those issues have been addressed in the SPD.


1.3
This document provides a statement of the consultation activities undertaken to inform the production of the Draft Established Employment Areas Supplementary Planning Document and describes how they have influenced this document. It is prepared under Regulation 17(1) of the aforementioned Regulations. 

2.
Statement of Community Involvement (SCI) 

2.1
In March 2008 the city council adopted a Statement of Community Involvement (SCI), which aims to increase public involvement in planning processes in accordance with Government and council objectives. It sets out who will be involved, by what method and at what point in the process of document production or in the determination of planning applications. This should give more certainty to those wishing to get involved in the planning process.


2.2
Below is a summary of the SCI guidance in respect of consultation at the different stages of SPD production:


Stage 1 - Pre-production


2.3
This stage is based around the gathering of evidence and asking people to identify issues and make suggestions for what should be fed into the SPD. 

Stage 2 - Production


2.4
Regulations require that Draft SPDs be subject to consultation for a period of between 4-6 weeks. The city council will carefully consider any representations received during the consultation period, having regard to the need to ensure the general soundness of the document, and will update the SPD where it is felt necessary and appropriate.


Stage 3 – Adoption


2.5
The SPD will then be adopted. A summary of representations received and how they have been taken into account will be published at this stage.


3.0
Gold Standards IN Community Involvement


3.1
Partners IN Salford (Salford’s Local Strategic Partnership) have devised 5 aspirational standards for community involvement and all partners of the Council are signed up to delivering community involvement in this way (www.partnersinsalford.org/communityinvolvement). The Gold Standard is a goal for partners to aim towards, particularly where there is activity or proposed change within the City that will have a significant impact upon local communities. 

3.2
They are:


1) Value the skills, knowledge and commitment of local people.


2) Develop working relationships with communities and community organisations.


3) Support staff and local people to work with and learn from each other (as a whole community)


4) Plan for change with, and take collective action with, the community.


5) Work with people in the community to develop and use frameworks for evaluation.


4.0
Background


4.1
UDP Policy E5 (Development Within Established Employment Areas) of the City of Salford Unitary Development Plan provides general support for the modernisation, refurbishment and improvement of the city’s established employment areas, whilst setting out a number of policy tests against which proposals for the redevelopment of established employment areas for non-employment uses must be considered. 


4.2
In February 2007 a Development Control Practice Note (DCPN) was adopted by the city council in order to provide further information about the application of this policy. The DCPN also provided an explanation of the relationship between UDP Policy E5 and UDP Policy MX1 (Development in Mixed-use Areas). 


4.3
It is now proposed that the guidance in the DCPN be updated and formalised in the Local Development Framework (LDF) in the form of an Established Employment Areas Supplementary Planning Document (SPD). As part of the Local Development Framework the SPD will have considerable more weight in planning decisions that the DCPN.

4.4
The SPD, like the DCPN before it, will be primarily concerned with the application of Policy E5, in particular a number of protective tests listed under the policy against which development proposals to introduce non-employment uses in to established employment areas must be considered. A primary purpose of the SPD will therefore be to explain in greater detail the relevant considerations and types of evidence that will be required in order to justify a development proposal against these tests.

5.0
Initial Process of Consultation


5.1
To inform the production of the Draft SPD in June 2009 a letter was sent to stakeholders who had previously indicated their interest in employment matters. In addition an additional number of stakeholders were identified who it was thought would have an interest in the SPD (a full list of those consulted is provided in Annex C).


5.2
The letter, a copy of which is provided in Annex A, outlined the city council’s intention to produce an Employment Land SPD (now titled Established Employment Areas SPD), and identified that a formal consultation on a draft document would take place later in the year. The letter also included a link to the Policy E5 DCPN which would enable stakeholders to consider the guidance currently provided and to reflect on their experiences of its application. A total of 10 representations were received in response to the letter, and a summary of the issues raised is provided in Annex D below, which also outlines the implications for the Draft SPD.

5.3
The following organisations submitted representations during the initial stage of consultation:


· North West Development Agency


· The Coal Authority


· United Utilities


· The Environment Agency


· Property Alliance Group Limited


· Bellway Homes Limited


· Natural England


· HOW Planning


· Salford West Board


· British Waterways


5.4
A summary of the comments received and the implications for the Draft SPD is provided in Annex D.

5.5
The city council consulted on a Core Strategy Issues and Options Report between October 2008 and January 2009. The Core Strategy will provide a high level spatial strategy for the city over the period to 2027 and will include proposals for employment areas. Some of the comments received during the Core Strategy consultation were therefore relevant to the production of this SPD and regard has been had to these comments in the preparation of the Draft. A summary of the key messages gathered is provided in Annex E.


5.6
The draft document was prepared in consultation with colleagues within the city council (including officers from Economic Development, Strategic Planning, Local Plans and Planning Regeneration) and Urban Vision (including colleagues from Development Management and the Surveying, Asset and Facilities Management Service). 


6.0
Sustainability Appraisal and Strategic Environmental Assessment

6.1
Screening statements have been undertaken to determine whether the SPD should be subject to a Sustainability Appraisal and Strategic Environmental Assessment. The following organisations were consulted on the statements: 


· The Historic Buildings and Monuments Commission for England (English Heritage);


· Natural England; 


· The Environment Agency;


· Government Office North West.


6.2
The city council has subsequently determined that neither an SA nor a SEA is required for the SPD and the council’s Determination Statements to this effect are available to view on the council’s website at www.salford.gov.uk/employmentlandspd.

7.0
Equality Impact Assessment


In accordance with the Race Relations (Amendment) Act 2000, a first stage Equality Impact Assessment has been carried out on the draft SPD. This concluded that a more detailed appraisal was not required, as the SPD has no significant differential impact on any group.

The assessment is available on the council’s website at www.salford.gov.uk/employmentlandspd. 

8.0 Formal Consultation

This initial consultation statement is published alongside the Draft SPD for a formal period of consultation from 23 October 2009 to 3 December 2009. During this period the SPD documents will be available to view at the following locations:


· On the council’s website: http://www.salford.gov.uk/employmentlandspd.

· Civic Centre, Salford City Council, Chorley Road, Swinton, Salford, M27 5BW - Opening times: Monday to Friday, 8.30am to 4.30pm.


· At all Salford Libraries during normal opening hours
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		Date 9 June 2009

		



		

		



		Subject: 

		 Established Employment Areas Supplementary Planning Document





As you may be aware Policy E5 of Salford’s Unitary Development Plan (UDP) permits improvements to the city’s portfolio of established employment areas and, where appropriate, protects them from non-employment uses. You may also be aware that a Development Control Practice Note was adopted by the city council in support of the policy on 12 February 2007. The Note provides further guidance on the implementation of this policy and is available at www.salford.gov.uk/living/planning/planning-policy/planguidance/udp-policy-e5.htm. The text of Policy E5 is provided on the reverse of this letter for your information (the full UDP is available at www.salford.gov.uk/living/planning/planning-policy/udp.htm).

It is our intention to review and update the Policy E5 Development Control Practice Note and to formalise its guidance within the Local Development Framework through the adoption of a Supplementary Planning Document. The Supplementary Planning Document will primarily focus on:


· The implementation of Policy E5 (Established Employment Areas); and


· The relationship between UDP Policies E5 and MX1 (Development in mixed-use areas).


It is proposed that a formal period of consultation on a draft Supplementary Planning Document will commence in October 2009 and I will contact you again at this stage. However in order that your views can be fed in from the beginning, we would be interested in any initial comments you may have in respect of the existing Development Control Practice Note, how the policy is currently implemented and the policy’s implementation could be improved. 


I would be grateful if you could send any comments to me (contact details below) by the 10th July 2009:


· By email using the address jimmy.mcmanus@salford.gov.uk

· By post, using the following address: Established Employment Areas SPD Consultation, Spatial Planning, Salford City Council, Salford Civic Centre, Chorley Road, Swinton, Salford, M27 5BY


		Yours sincerely


Jimmy McManus

Principal Planning Officer





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)/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 C

Stakeholders Consulted during the initial pre-draft consultation stage.

		All members of the city council



		Peter Ball



		Mr Nazar



		Barbara Keeley MP



		Richard Fearnall



		James Young



		Valerie Ivison



		Ian Stewart MP



		Hazel Blears MP



		Archdeacon Andrew Ballard



		Mr R J Newton (4NW)



		Samantha Turner (4NW)



		S Browne



		Jack Freedman (Academy for Rabbinical Research)



		Andrew Hodgson (Ainscough Johnston Ltd)



		Dr Craig MacDougall (Americhem)



		Michael Robson (Armstrong Burton Planning)



		John Rimmer (Arriva North West Ltd) 



		Ben Pycroft (Atisreal LTD)



		Dr J Rahman (Bangladesh Association)



		Kay Nugest (BAO LTD)



		Dan Mitchell (Barton Wilmore Partnership)



		Property Alliance Group Ltd c/o Michael Courcier – Barton Wilmore



		St Modwen Development Limited c/o Mark Jones – Barton Wilmore



		Simon Artiss (Bellway Homes Ltd North West)



		Andrew Chalmers (Bolton Metropolitan Borough Council)



		Trudy Nazer (Brand Packaging)



		BT



		British Toilet Association



		Ian Lunn (British Waterways)



		Broadcast Digital Television



		Peter Tooher (Broadway Malyan Planning)



		Stuart Leek (Buckingham Bingo)



		Bury MBC Planning Policy Section



		Business Consultative Forum



		Liz Brown (CABE)



		W S Atkins (Cable and Wireless)



		Mr S Neild (Carrington Parish Council)



		Bernadette McQuillan (CB Richard Ellis)



		Laurie Lane (CB Richard Ellis Ltd)



		Confederation of British Industries – North West Office



		Karen Hirst (Central Salford URC)



		Neil Mcinroy (Centre for Local Economic Strategies)



		Victoria Lane (Cerda Planning)



		Murray Graham (Cheshire County Council)



		Mike Sellwood (Cheshire Policy Authority)



		Anthony Hirsch (Chester Developments)



		Revd Mark Haworth (Church of England)



		Mary Ferrer (Claremont Community Association)



		Mr J Willcock (Cliff Walsingham and Co.)



		Adam Pyrke (Colliers CRE)



		Duncan Gregory (Colliers CRE)



		Colt Telecommunications



		Shahzad Tahir (Contour Homes)



		Ruairidh Jackson/E Watts (Cooperative Group Property Division)



		Tony Hill (Copthorne Hotel)



		Mark Adams (Countryside Properties Ltd)



		John Langston (CPRE Lancashire Branch)



		Robert Pervis (Cream Line Dairies)



		I D Bamberger (CTL Estates)



		Mr Michael Durrington (Culcheth and Glazebury Parish Council)



		Ron Cowley (Cussons Technology)



		Keith Dalton (Dalton Warner Davies)



		David Miller (Dandara)



		D l Walker 



		Chris Edge (David Mclean Homes Limited)



		Linda Wright (David Mclean Homes Limited)



		David Wilson Homes



		A De Pol (De Pol Associates)



		Frank Roesiger (Deginssa CC UK Ltd)



		Department of Transport



		Diversity Leaders Forum



		Hannah Rogers (DPP)



		English Cities Fund c/o Hannah Hague (DPP)



		Adam Lockett (Drivers Jonas)



		Lydia Whitaker (Drivers Jonas)



		Steven Renshaw (Drivers Jonas)



		Harworth Estates c/o Justin Cove (DTZ Pieda Consulting)



		Amanda Talbot (Easynet)



		Ali Anees (Eccles and Salford Mosque)



		Simon Greenhalgh (Eccles Savings and Loans Club)



		Electricity North West Ltd



		Gillian Rulehan (Ellesmere Engineering co Ltd)



		Energis Communications



		Judith Nelson (English Heritage)



		English Partnerships



		Helen Telfer (Environment Agency)



		Mr A J Sagar (F E Barbor Ltd)



		Karen Llewellyn (Fairbridge)



		Phil Neale (Fibrenet UK Ltd)



		Dave Foster (Forest Sofa Ltd)



		Louisa Cusdin (Framptons)



		Freight Transport Association 



		Malcolm Bingham (Freight Transport Association Northern Region)



		Fujitsu Telecommunications Europe



		Beverly Butler (Fusion)



		Ray Darley (Gamma Telecommunications)



		Paul Smith (George Wimpey – Manchester Ltd)



		F Moore (GM Centre for Voluntary Organisations).



		Chief Constable (GM Police Force)



		Russell Bernstein (GMPA)



		Rosemary Olle (GMPTE)



		Phil Lally (Government Office North West)



		Barbara Brownridge (Graham Bolton Planning)



		Greater Manchester Chamber of Commerce



		Derek Richardson (Greater Manchester Ecology Unit)



		P Hodson (Greater Manchester Integrated Transport Authority)



		Bradley Hart (Greater Manchester Police)



		Michael Hodge (Greater Manchester Police)



		Anita Shaw (Greater Manchester Waste Disposal Authority)



		Anton Schultz (Groundwork Manchester Salford Trafford)



		Tom Hatfield (GVA Grimley)



		F Dean (Harland Machine Systems Ltd)



		Ken Howarth (Heritage Recording UK)



		Angela Mealing (Higham and Co)



		Kristian Marsh (Highways Agency)



		J Campbell (Hill Street Residents Association)



		Miss G Bourne/L Wright (Home Builders Federation)



		Jane Aspinall (HOW Planning)



		Arnold Laver c/o Amy James (HOW Planning LLP)



		Hutchinson Network Services



		Commercial Estates Group c/o Sarah Williams – Indigo Planning 



		Institute of Directors North West



		Harry Pennington (J. Fletcher (Engineers) Ltd)



		Jonathan Parsons (JMP Consultants Ltd)



		Mr J Rose (John Rose Associates)



		John Willcock (JWPC Ltd)



		Mr D Page (King Sturge)



		Frazer Sandwith (King Sturge)



		Emma Latimer (Knight Frank)



		Claire Norris (Lambert Smith Hampton)



		Stephen Connell (Lancs Circuit of Jehovah’s Witnesses)



		Learning and Skills Council NW



		Matthew Aubrey (Lidl UK Properties)



		Kevin Fowler (Lymh UK Ltd)



		Graham Bond (Magnesium Elektron)



		Chris Dagger (Magnesium Elektron)



		Alan Castle (Magnesium Elektron)



		David Wilson (Makro self-service Wholesalers Ltd)



		Linda Moore (Manchester and District Housing Association)



		Ms A Korotchenko (Manchester Airport Group)



		Claire Freeman (Manchester City Council)



		Nigel Spraggins (Manchester Diocesan Board of Finance)



		Mark Framston (Manchester Doors and Cubicals)



		John Steward (Manchester Enterprises)



		Ali Abbas (Manchester Friends of the Earth)



		Oliver Bird (Manchester Salford Housing Market Pathfinder)



		Mr Mark Cunningham (Manchester Ship Canal Company



		Steve Buckley (Matthews and Goodman)



		Darren Belcher (Mawdsley Brook Co)



		Kathryn Brindley (MCP Planning)



		Metro Digital Television



		Malcolm Gresty (MIDAS)



		Keith Ivison (Middle Victoria Road Home Watch)



		Tim Williams (Miller Homes Ltd)



		Gary Briscoe (Mister Blister Ltd)



		Carolyn Wilson (Mobile Operators Association)



		Michael Collins (Monton Green Residents)



		Daniel Connolly (Morris Homes (North) Ltd)



		Peter Sheppard (National Grid)



		Janet Belfield (Natural England (NW Region))



		Brian Enright (NDC)



		Nicola Holme (Network Rail (Infrastructure) Ltd)



		Julian Niman (Nimans Ltd)



		Chris Owens (NIL Consulting)



		Mr D Farmer (Northbank Management Company)



		Ian Wray (North West Regional Development Agency).



		Clive Tomkinson (Norton Villiers Ltd)



		Novotel Manchester West



		Andrew Bower (NPOWER Renewables)



		NTL



		NW Regional Housing Board



		NW Strategic Health Authority



		Tom Flanagan (Oldham MBC)



		Sarah Tomlinson (Orange Personal Communications Services Ltd)



		Mrs W Moore (Partington Town Council)



		Sheila Murtagh (Partners in Salford)



		Sarah Smith (Paul Butler Associates)



		Malcolm Walker (Peacock & Smith) 



		David Thompson (Peel Holdings Ltd)



		Michael Nuttall (Peel Investments Ltd)



		Peter Crompton (Pendleton College)



		Jane Dickman (Persimmon Homes (North West))



		Simon Plowman (Plan 8)



		Powergen Plc



		Philip Rothwell (PRDS)



		Susan Gallacher (Primary Care Trust)



		David Light (PZ Cussons)



		Rail Freight Group



		Pauline Randall (Randall Thorp)



		RAPAR



		Johnathon Best (Rapleys)



		Mike Savage (Red Rose Forest)



		Stuart Binker (Redrow Homes (North West) Ltd.)



		I M Lowe (Rixton with Glazebrook Parish Council)



		A Bishop (RMS International)



		Road Haulage Association



		Paul Simpson (Rochdale MBC)



		Mr M Holliss (Roger Tym & Partners)



		Amy Crowther (RSPB)



		David Allen (Safety Systems UK Ltd)



		Salford College



		Mike Quinn (Salford Community Leisure)



		Paul Brighouse (Salford Community Network)



		Salford Deaf Gathering



		Josie Browne (Salford Disability Forum)



		M T Finnie (Salford Hindrod Venture Ltd)



		M Scantlebury (Salford Lids)



		Mike Webster (Salford Primary Care Trust)



		Maura Carey (Salford West Board)



		Jess Haywood (Salford Youth Service)



		Mr Chick Yuill (Salvation Army)



		Michael Jones (Sanderson Weatherall  (Royal Mail))



		Trevor Adey (Savills)



		John Conneran (Savills)



		Scott Wilson Planning Consultants



		Paul Sedgwick (Sedgewick Associates)



		Gill Finley (Seedley and Langworthy Partnership)



		Angela Hardman (Space New Living Ltd)



		Brian Green (Sport England NW)



		Stephen Hughes (Sport England NW)



		Harry Tonge (Steven Abbott Associates)



		Laura Ross (Stewart Ross Associates)



		Dave Bryant (Stockport MBC)



		Andrew Bowe (Storeys:SSP)



		Peter Mowbray (Tameside MBC)
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		Andrew Thorley (Taylor Wimpy UK Ltd)



		Andrea Key (Taylor Young)



		Alex barker (Taylor Young)



		Telewest Broadband (Northern Office)



		Telia UK Ltd



		Martyn Walker (The  Wildlife Trust)



		Michael Simpson (The Advent Centre)



		Kath Ludlam



		Rachel Bust (The Coal Authority)



		Annette Elliot (The Cooperative Group Ltd)



		Katy Lightbody (The Development Planning Partnership)



		DW Short (The Emerson Group)



		Mark Fisher (The Lawn Tennis Association)
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		Nick Sandford (The Woodland Trust)



		Sandra Semple (Thus)



		Dennis Smith  (Trafford Mbc)



		J Hall (Turley Associates)
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		Lee Bullock (United Cooperatives Ltd)



		David Hardman (United Utilities)



		Hannah Philip (Vincent and Gorbing)
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		Mark Cooper (Wainhomes (NW) Ltd)
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		Paul Shuker (White Young Green Planning)
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		Peter Henley (Worldcom International LTD)



		C Cross (Wrightington Parish Council)



		Your Communications





ANNEX D - Summary of comments received in response to the initial letter to key stakeholders


		Organisation

		Summary of comments received

		Council Response

		Implications for the Draft SPD






		North West Development Agency



		No specific observations but welcome the opportunity to comment on the Draft SPD in October.

		Noted

		No specific implications for the Draft SPD.






		The Coal Authority



		No specific comments to make at this stage.

		Noted

		No specific implications for the Draft SPD.






		United Utilities Plc

		No comments at this stage.

		Noted.

		No specific implications for the Draft SPD.






		Environment Agency




		At this stage no comments to make on the practice note.

		Noted

		No specific implications for the Draft SPD.



		Property Alliance Group Limited

		It is innappropriate at this time to start the preparation of a SPD dealing with the implementation of UDP Policy E5 and its relationship with Policy MX1 because the UDP is now outdated and in urgent need of review.


The document predates PPS3, the current Regional Spatial Strategy and the recent major downturn in the national, regional and local economy. The balance struck between the demand for existing employment premises and the need to secure additional housing on previously development land is no longer appropriate for the following reasons:


· PPS3 has altered the priority attached to the provision of an adequate supply of housing. Authorities must maintain a 5 year supply, a requirement that did not exist at the time the UDP was adopted. Property Alliance Group believes that the Council does not have a five year supply of deliverable sites because a high proportion of its identified supply are high density apartment schemes which are either unviable or unlikely to proceed as previously anticipated due to the downturn in the economy.


· The current RSS has more than trebled the housing requirement for Salford. This itself justifies a complete re-evaluation of the contribution which redundant employment premises can make to meeting housing requirements.


· The major downturn in the economy over the last 18 months has significantly reduced the demand for Established Employment Areas and premises in the city and the wider sub-region. This downturn is likely to be prolonged and structural in its consequences. In particular, there is likely to be a permanent and substantial reduction in the demand for large manufacturing premises which make up a significant proportion of Salford’s supply of existing employment premises.


The council itself has recognised the need to reassess the appropriate balance between the protection of existing employment premises and promoting other forms of development. This recognition is contained in the Issues and Options document for the Core Strategy which identifies various employment premises and sites which are “potentially appropriate for redevelopment to other uses”. In light of this recognition, it is wholly inappropriate for the council to carry forward at this time with a SPD seeking to supplement Policy E5 which has a starting point of protecting the same premises for employment purposes.


Property Alliance Group considers that the proper course of action is for the council to proceed quickly with its Core Strategy and other DPDs rather than waste time and resources preparing a SPD which would supplement a policy that is now substantially out-of-date.


Finally, the council should not proceed with the SPD because of the impending issue of PPS4. The relevant policy of the current draft (Policy E4) provides no support for the type of policy approach set out in UDP Policy E5. Instead the emphasis is upon flexibility and responsiveness.




		It is not considered inappropriate to progress an SPD to assist in the implementation of an Adopted UDP Policy at this time. 


The SPD will primarily provide guidance in respect of the implementation of Policy E5, focusing on the types of evidence that could be provided in order to justify a proposal to redevelop land within existing employment areas for other uses. It is therefore intended to encourage consistency and transparency, rather than changing the policy focus or enforcing another layer of protection for existing employment areas. Rather, it should provide prospective applicants with a clearer indication of how best to present their planning application in relation to Policy E5.


As identified, the current RSS has significantly increased the city’s housing requirement; however it has also identified a significant Established Employment Areas requirement for the GM sub-region. In this regard, the response of the North West Development Agency to the Issues and Options Core Strategy indicated that they would expect the city to accommodate a significant proportion of this requirement. 

Strategic issues of accommodating the land requirements identified in RSS will be addressed in the Core Strategy. The UDP Policy will continue to have the same status in decision-making as part of the city’s development plan irrespective of whether a SPD is produced or not. The SPD will simply provide further guidance in respect of a Policy within an adopted Development Plan Document. A timetable for the adoption of the Core Strategy has been agreed with Government Office North West and the production of the SPD will not require a change to that timetable. Abandoning the SPD would not allow the Core Strategy or other DPDs to be produce more quickly.

Decisions on planning applications should be made in light of the full policy context, policy E5 forms part of this context and does not prevent issues such as the availability of housing land being taken into account.

The downturn in the economy is likely to have temporarily reduced demand for sites and premises across the city. Whilst the likely duration and legacy of the downturn can only be estimated at this time, it remains important that those employment sites and premises that provide, or have the potential to provide for businesses and jobs are protected in order to accommodate existing businesses and jobs and to provide for new or expanding businesses. As identified, the Issues and Options Core Strategy recognises the likely decline in manufacturing employment and this will be a key issue for the Core Strategy to consider in determining future land requirements and policy approach. If too much existing Established Employment Areas is released then the city either provide fewer jobs or it may be necessary to release greenfield or Green Belt land for employment uses.

It is not considered that UDP Policy E5 prevents the consideration of this issue. The Policy allows for the consideration of the “current and likely future demand” when determining planning applications proposing the redevelopment of existing employment areas for other uses. The SPD will not change this approach; rather it will seek to explain in further detail the types of evidence that could be submitted in order to justify such a view.


The PPS referred to is at draft stage and a consultation period has recently closed. Although the final version of the document is not yet available, point 3 of Policy EC4 specifically describes that local authorities should “prioritise previously developed land which is suitable for re-use, setting out criteria based policies. Where necessary to safeguard land from other uses, identify a range of sites, to facilitate a broad range of economic development including mixed-use to meet the requirements in the regional spatial strategy”. Point 4 goes on to state that local authorities should “support existing business sectors, taking account of whether they are expanding or contracting and make provision, as necessary, for the location, expansion and promotion of clusters or networks of knowledge driven industry”. A policy allowing for improvements to existing employment areas whilst applying a level of protection along with the flexibility to enable redevelopment for other uses as appropriate is considered to remain consistent with this draft emerging guidance. 




		The Draft SPD reflects upon the impact that current economic conditions could have on demand for Established Employment Areas/premises and provides guidance as to how these impacts should be taken into account in decision-making.


The SPD acknowledges that there will be employment areas that should be redevelopment for non-employment uses and provides supplementary guidance to the tests under UDP Policy E5 which will assist in the determination of the ongoing role of employment areas.






		Bellway Homes Limited

		Look forward to the formal consultation and confirm their interest in securing residential opportunities in Salford.


Any review of Established Employment Areas should be coordinated with the SHLAA and Core Strategy and assessments made transparent.


Salford’s strategic role in RSS and the minimum housing targets (plus growth point) make such work important to the delivery of new home to the City Region.


Such works should be realistic to the residential market, especially the apartment market, as it is unlikely that higher density development will return in the short term, and this will necessitate the need to identify more sites in the SHLAA, including those in employment use.


Landowners sitting on sites hoping for higher values have a harmful impact on delivery.




		The issues raised in the response are strategic issues to be considered in the Core Strategy. The city has both an important housing and economic role, least as part of the Manchester/Salford Regional Centre, and these two issues need to be balanced.


The SPD will need to ensure it provides clear guidance which will aid consistency and transparency.

		The SPD provides clear guidance about evidence requirements in order to aid transparency in decision-making.



		Natural England

		Would welcome reference to the natural environment within the proposed SPD, particularly in respect of protected species, which are a material consideration in planning terms, as described in PPS9. A survey report for protected species should accompany any planning applications associated with employment areas. Paragraphs 1.2 and 1.3 of the Practice Note make reference to information that should be submitted in support of planning applications.


Also recommend that opportunities to enhance the biodiversity interests of Established Employment Areas be identified through implementation of any mitigation requirements for protected species, together with the inclusion of appropriate landscaping. Biodiversity is a core component of sustainable development, underpinning economic development and prosperity, and has an important role to play in developing locally distinctive and sustainable communities.


All local authorities and other public authorities in England and Wales now have a Duty to have regard to the conservation of biodiversity in exercising their functions (Section 40 of the Natural Environment and Communities Act (NERC) 2006).




		The proposed SPD is specifically intended to supplement UDP Policies E5 and MX1. Whilst the DC practice note refers to information to be submitted alongside planning applications, this is specifically in respect of these two policies and the SPD will be similarly focused. Therefore, whilst the importance of the issues identified are recognised, they are dealt with under separate policies within the Unitary Development Plan and the city council has adopted a “Nature Conservation and Biodiversity” SPD. 


In order to keep the Established Employment Areas SPD concise and focused, it not considered appropriate to specifically identify the need for a survey report for protected species. 


Policy E5 identifies the need to demonstrate consistency with the other relevant policies and proposals of the UDP. It further lists a number of development types that are acceptable within established employment areas, the list includes “the environmental improvement of the area including, where appropriate, the landscaping of vacant sites”.

		Rather than seeking to provide a checklist of all possible material considerations, the Draft SPD is clear about its focus on UDP Policy E5 (Development within Established Employment Areas) and this policy’s relationship with UDP Policy MX1 (Development in Mixed-Use Areas). 

The SPD is also clear that the information provided in support of planning applications should also address the many other policy considerations in the city’s Adopted Unitary Development Plan, Supplementary Planning Documents and other planning guidance.



		HOW Planning

		The DCPN was adopted at a time when the economic cycle was approaching its peak. This was after a period of unprecedented growth in the economy and in particular the commercial property sector. A large number of schemes were brought forward in Salford and other areas on employment sites in sustainable locations where housing was seen as a suitable alternative.


We are now in very different economic times. A key document to provide the context for the revised DCPN for Policy E5 should be Draft PPS 4: Planning for Prosperous Economy. Whilst not yet adopted, it is close to being issued as a final version and has been well publicised. The Government has therefore signalled very clearly a future of planning for economic development.


In this regard there are some significant changes in the way the Government is approaching economic development and has included a much broader definition with a wider range of uses. The latest draft PPS4 excludes housing, although it is understood that a number of stakeholders will be making comment on this as the earlier draft PPS4 included it as a use related to economic development. This may well have implications for your revised Policy E5: DCPN.


The Draft PPS4 is intended to play an important part in preparing the economy for recovery. The emphasis is very much on flexibility and streamlining and simplifying the planning process. This is to ensure decisions can be made quickly and against a clear background to enable businesses to invest and grow.


If the key themes of draft PPS4 come forward in the next few months then a revised DCPN should contain more flexibility given economic circumstances. In this regard the criteria under Policy E5 (Section 2 (a)-(d)) should be reviewed. These criteria have placed quite a high bar in terms of providing evidence to show compliance.


Whilst it is appreciated that this was perhaps a conscious stance by the local authority to regulate the redevelopment of existing Established Employment Areas, conversely, given current economic circumstances, the revised note should contain more scope and flexibility to assist in bringing forward investment as hopefully the country moves out of recession.


Salford has many sites with planning permission for apartments and flats. This is an issue in terms of PPS3 delivery and we would urge the Council to ensure that this committed supply, which is highly unlikely to be delivered, is not part of the tests in the new DCPN which could hold back legitimate employment sites from coming forward to meet future housing and other needs. We would resist any criteria which would place an unnecessary financial burden on sites which are likely to remain very marginal for some time.

		The emerging PPS4 is noted along with the definition of employment uses provided within it. As identified the PPS is currently in draft form and whilst stakeholders may hold the view that the range of uses classed as ‘employment’ should be widened, we are also aware that there are others that feel that a tighter definition is needed. However, the definition of employment uses in the SPD, taking its lead from the description in paragraph 8.40 of Policy E5, should recognise that there are uses outside of the traditional ‘B’ use classes that can fit neatly within existing employment areas.


The SPD can only supplement the guidance in Policy E5, it can not change it. The criteria under part 2 can not therefore be altered. However, through the SPD we hope to provide clearer guidance in respect of the evidence requirements in order to encourage consistency and transparency. The policy framework in respect of the protection of existing employment will, however, be reviewed through the council’s emerging core strategy.


In terms of the current economic conditions, whilst this is likely to have an impact on the demand for sites and premises, it is important that these challenging times do not result in the loss of valuable employment sites and premises based on short term decisions. 


In terms of the current supply of housing land, the current Strategic Housing Land Availability Assessment identifies a 5-year supply in line with PPS3. However, in determining planning applications all material considerations can be taken in to account, which could include the housing pipeline.


Policy E5 allows for the redevelopment of Established Employment Areas where it is demonstrated that there is a lack of current or likely future demand for a site/premise. This allows for the redevelopment of sites which are likely to remain marginal. The SPD will not change this.

In respect of the ‘unnecessary financial burden’ it will be important that the SPD is clear that evidence requirements should reflect the scale of the site/premises in question.  


 

		The definition of employment uses identified in the SPD recognises that there are uses outside of the traditional ‘B’ use classes that can fit neatly within existing employment areas.


The SPD provides clear guidance in respect of the evidence requirements in order to encourage consistency, transparency, and to provide greater certainty for businesses.

The SPD is clear about how Policy E5 should be applied in challenging economic times.


The SPD describes that a proportionate approach should be taken to evidence requirements to reflect the scale of the site/premises in question.  






		Salford West Board

		Is it possible to include the areas that are being referred to as established employment areas to which the policy applies?


It would be helpful if the criteria were explained more fully a bit clearer.


Presumably the results from the Established Employment Areas Review will feed in to the review.


Is it possible to be more explicit in terms of information/ evidence that developers would be required to submit a request for planning permission.




		Policy E5 contains a definition of employment areas but the SPD will help in providing further explanation. It is not however considered a manageable task to review the whole of the city to identify the areas of the city to which the definition applies.


The SPD will provide further explanation of the criteria and include additional advice on the types of evidence that should be submitted.


The results of the ELR will be taken into account in the SPD.

		The SPD aims to provide detailed, but easily understandable, guidance in respect of the elements of Policy E5.



		British Waterways

		British Waterways’ interest within the City is the Manchester, Bolton and Bury canal, and more specifically its future restoration. We wish to ensure that any proposed adjacent uses will be complementary. This is addressed in the aims and policies of the Adopted UDP. In respect of the ‘Chapel Street West’ area, it is stated that ‘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. In addition that reasoned justification to UDP Policy MX1 identifies the intention to bring forward a ‘genuine mix of uses’, including some 3,000 dwellings.


In this regard, the UDP’s guidance / aims in respect of the different mixed use areas should be addressed in the guidance to ensure consistency and to reflect the fact the UDP’s emphasis on what is sought  / envisaged for each area differs, this being justified as Policy MX1 is saved.

		The UDP provides guidance related to the restoration of the Manchester, Bury and Bolton Canal in Policies MX1, EN23 (Environmental Improvement Corridors) and CH7 (Manchester, Bolton and Bury Canal). These policies seek to ensure adjacent development is indeed complementary and does not prejudice the reinstatement of the canal or its towpath.


The Reasoned justification to Policy MX1 provides an outline of the future envisaged for each of the mixed-use areas and additional guidance covering this area has been brought forward in the form of planning guidance and supplementary planning documents.


The SPD will provide clear guidance in respect of the application of Policy E5 within the MX1 area, having regard to both the importance of providing a varied portfolio of Established Employment Areas and premises, and the wider mixed-use aspirations for this central area. This will reflect the varied roles that the mixed-use areas have.



		The SPD provides clear guidance about the relationship between the protective guidance under Policy E5 and the mixed use aspirations for the MX1 policy area.





Key themes emerging from the consultation on the Core Strategy

The Core Strategy Issues and Options Report was published for consultation for a period of 14 weeks from 17th October 2008 until 23rd January 2009. A number of comments were received that are relevant to development of the Established Employment Areas SPD.


4NW emphasised the fact that any release of allocated employment sites should be carried out taking into consideration the policy approach outlined in Policy W4 of the Regional Spatial Strategy. Whilst Policy W4 of the RSS refers to the protection of ‘allocated’ employment sites, a definition that would not necessarily apply to established employment areas which have are not subject to a specific ‘allocating’ policy within the Unitary Development Plan, the policy does provide a clear message that sites should not be released where they provide, or have the potential to provide, an important contribution to the economy of the local area. Policy W4 also identifies the importance of providing an appropriate supply of sites for employment uses. 


In providing an ‘appropriate supply’ comments received during the consultation highlighted the importance of providing a range of employment sites, including both large-scale new sites and smaller local sites. The role of local employment sites as accessible employment locations was identified. One comment specifically stated that, if local smaller employment sites are underperforming, they should be helped to be more efficient rather than discarded/ released for other uses. However others questioned whether quality (servicing, grounds maintenance etc) could be provided on smaller employment sites and described that it is important to increase the density of the best employment areas to allow house building on some of the lower quality areas. 

When making decisions about the future of employment areas a clear message coming out of the consultation was the importance of the evidence base underpinning those decisions. The NWDA described that evidence is needed from the city council’s Established Employment Areas review that sites to be re-allocated to other uses are no longer suitable or the most appropriate for employment uses. They also expressed their concern about the net loss of Established Employment Areas identified in the Core Strategy and questioned how this sat with the net additional 917 hectares identified in the Regional Spatial Strategy for the Greater Manchester sub-region. They went on to describe that Salford would be expected to accommodate a significant share of this total given the city’s proximity to Manchester City Centre and excellent transport links.

The importance of protecting local businesses was a clear message, with one comment describing that the manufacturing industry feels under pressure from developers as areas for industry re-used for housing.


The changing nature of employment was identified in a number of comments received, describing that Salford will not get huge manufacturing employers and that there is a movement towards office type jobs. 


Comments were also received that indicated that much greater emphasis should be given to the role that mixed-use development can play in achieving sustainable patterns of development, including facilitating employment development on sites that would otherwise not be viable. However concern was expressed by a different respondee in respect of re-zoning industrial land to housing, stating that the two uses were not compatible.

A number of representations received identified specific employment areas as being appropriate for redevelopment for alternative uses.


Implications for the Draft SPD


Whilst the SPD must clearly be set within the scope of the existing Unitary Development Plan, the comments received do highlight a number of relevant issues. In particular, the range of matters identified demonstrate that it is very difficult to make common assumptions about the future of differing types of employment areas and points to the importance of case-by-case decisions, from a full and detailed evidence base. 


This is the key message for the development of the SPD and the draft has been prepared with the aim of providing clear guidance as to what sorts of issues should be considered, and the types of evidence that should be used in order to consider the range of issues identified above. This is particularly the case for Criterion 2a of Policy E5 which allows for a case to be made in respect of there being “no current or likely future demand for the site or building for employment purposes”. This criterion is relevant to many of the comments received which relate to the demand for sites and premises. These include concerns in respect of the relative quality of employment sites, the role local employment areas play in providing for businesses, the pressure on manufacturing businesses from house builders, and the implications of the restructuring economy. All of these issues should be evident in the demand for sites and premises and the SPD provides particularly detailed information about how best to evidence the level of current and/or future demand. 

In order to address the issues raised in respect of smaller local employment areas and the pressure felt by the manufacturing industry, the SPD is clear that the city needs to provide a wide portfolio of employment sites/premises. It is also clear that the evidence requirements to justify the redevelopment of an existing employment site should recognise that it is not just high-quality modern buildings that need protecting. Further more, the SPD provides clear tests to determine the future role of employment areas and to ensure remaining businesses are not detrimentally affected by redevelopment proposals with the aim of ensuring that existing manufacturing businesses are not unnecessarily constrained in their activities.


The role of mixed-use development is recognised and in this regard the SPD provides clear guidance about the inter-relationship of policies MX1 (Development in Mixed-use areas) and E5 (Development within Established Employment Areas).
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Determination Statement on the need for a Sustainability Appraisal (SA) for the Established Employment Areas Supplementary Planning Document. 


1.0
Introduction


1.1
Recent changes to the Planning and Compulsory Purchase Act 2004 made by the Planning Act 2008 and associated regulations have removed the Sustainability Appraisal from the list of documents that have to be prepared alongside an SPD.

1.2
An Explanatory Memorandum
 similarly describes that, under the 2008 Act, local planning authorities (LPAs) will no longer have to prepare a SA report for their SPDs (paragraph 4.3). It goes on, at paragraph 7.6, to describe that the policy intention behind this change is “to bring to an end the duplication of effort and poor use of resources resulting from LPAs having to prepare a SA report even when a SA had already been prepared for an overarching DPD”.

1.3
However, at paragraph 8.29, it is indicated that LPAs will still need to screen their SPDs to ensure that legal requirements for SA are met where there are impacts that have not been covered in the appraisal of the parent Development Plan Document (DPD) or where an assessment is required by the Strategic Environmental Assessment (SEA) Directive
.

1.4
This report constitutes a Determination Statement as to the need for a Sustainability Appraisal of the SPD. The report sets out the SA screening process of the Council’s proposed Established Employment Areas SPD along with the reasoning behind the determination that no significant additional sustainability issues are raised by the SPD that have not already been considered through the appraisal of the Unitary Development Plan (UDP). 

2.0
Established Employment Areas Supplementary Planning Document and Unitary Development Plan (UDP) Policy E5

2.1
The city council is preparing an Employment Land Supplementary Planning Document (SPD). The SPD will supplement the guidance under UDP Policy E5 (Development Within Established Employment Areas) and also provides an explanation of the relationship between this policy and UDP Policy MX1 (Development in Mixed-Use Areas).


2.2
Policy E5 is specifically targeted at established employment areas across the city and provides a number of criteria with which these areas are defined. The policy allows for the development of employment uses within these areas and, in order to ensure the city maintains an adequate supply of employment land and premises, identifies a number of policy tests which proposals for non-employment uses have to meet in order to be deemed acceptable within employment areas. 


2.3
The SPD will largely focus on these latter protective tests, providing further detail as to the types of evidence that should be submitted alongside relevant applications. The document will not therefore introduce new policy but will focus on implementation and evidence requirements in relation to an existing policy targeting established employment areas. 


3.0
Sustainability Appraisal 


3.1
As described above, the proposed Established Employment Areas Supplementary Planning Document supplements policies E5 (Established Employment Areas) and MX1 (Development within Mixed-use Areas) of the Adopted City of Salford UDP 2006.


3.2
The UDP was appraised at a number of stages during its production, specifically picking out both Policy E5 and Policy MX1.


3.3
In respect of Policy MX1 it is only intended that the SPD will clarify the relationship between the mixed-use aspirations of this policy and the protective guidance in respect of employment under Policy E5. The SPD is therefore primarily focused on UDP Policy E5 and will not add to the considerations under Policy MX1. Therefore, in respect of Policy MX1, the SPD will not raise any additional sustainability issues beyond those considered in the SA of the UDP. 


3.4
As the primary focus of the SPD, it is in relation to the comments in respect of Policy E5 that there could be any significant sustainability issues. Below is a summary of the conclusions of the SA of the UDP in respect of Policy E5, along with a description of the potential impacts of the SPD in respect of each sustainability issue.

4.0
Policy E5

4.1
At the First Deposit Stage of the UDP
 the appraisal described that, consistent with its overall concern to add to the economy of the City, the Plan takes a fairly accommodating attitude to additional employment opportunities on sites not allocated for employment, and seeks to protect existing employment sites from other development, in each case with policies that set out sound criteria for the consideration of such proposals.


4.2
In summary, the appraisal describes that the Plan chapter on employment and the economy, in seeking to strengthen and diversify the local economy, is likely to be quite successful, but with some costs in terms of environmental impacts and resource use (this comment is policy unspecific). The Plan is aware of this perhaps inevitable trade off given the nature of the areas and its needs, and is seeking to manage the balance positively (Paragraphs 11.8 and 11.9).


4.3
The appraisal assessed each UDP Policy against a set of “sustainability objectives” which are shown in the table below. Against each objective the policy was assigned one of four ratings


· O = Likely to contribute to the achievement of greater sustainability according to the identified concern


· ‘X’ = Likely to detract from the achievement of greater sustainability according to the identified concern


· ‘?’ = Likely, but unpredictable effect


· ‘-‘ = No identified relationship between the topic covered in the policy and the sustainability concern.


4.4
The two columns to the right describe the potential impact of the SPD on each of the identified sustainability indicators and identifies whether there would be any additional significant sustainability issues raised by its production. 


		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		SP1

		Participation 

		To increase the sense amongst the community that the planning decisions made are the proper way forward to meet understood needs.

		-

		The SPD will supplement Policy E5 of the Adopted UDP. 

The SPD will provide further guidance in respect of the sorts of evidence that will be required in order to consider planning applications against the requirements of the policy which could bring with it a greater level of transparency and consistency. 


The SPD could therefore contribute positively to this sustainability objective however, whilst important, this impact is not considered to create any significant issues of sustainability that need to be assessed through a full appraisal.



		No



		SP2

		Accessibility

		To enable people all to have similar and sufficient levels of access to services, facilities and opportunities.

		-

		Policy E5 seeks to protect a portfolio of employment areas within the city in order to provide for businesses and jobs. In considering the future of employment areas the policy does not include any criteria related to equality of opportunity. It does however allow for the redevelopment of employment areas in order to contribute to the implementation of an approved regeneration strategy or plan (criterion 2c).

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		

		

		The SPD will ensure that a full and detailed evidence base is submitted alongside planning applications that seek to redevelop employment areas for alternative uses, including the criterion identified above. However, it does not introduce any additional issues that would act to ensure similar levels of access across the city.




		



		SP3

		Housing

		To provide the opportunity for people to meet their housing needs

		?

		As described above, in respect of the protective criterion laid out under Policy E5, the SPD will ensure a full and detailed evidence base is considered. This could result in employment areas being protected that may otherwise have been released for alternative uses, such as housing. Equally, these same considerations may lead to employment areas being released for other uses that may otherwise have been protected in their current use.  


The overall impact of the SPD, whilst important in terms of proper decision making, is therefore not considered to raise any additional significant sustainability issues in relation to this objective.

		No



		SP4

		Skills

		To assist people in gaining the skills to fulfil their potential 

		-

		Policy E5 allows for improvement to, and seeks to protect, existing employment areas in order to provide for businesses and jobs. Whilst the availability, or 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		and increase their contribution.

		

		lack, of employment opportunities could contribute to the propensity of people to gain further skills, this is not the specific focus of UDP Policy E5. The SPD will not introduce any additional considerations in this regard. 


The provision of skills and educational provision is considered under separate policies within the UDP.

		



		SP5

		Health

		To improve overall levels of health and reduce the disparities between different groups and different areas.

		-

		Policy E5 includes a criterion that allows for a “strong environmental case for rationalising land uses or creating open space” to be considered in respect of proposals to redevelop employment areas for other uses. It is possible that such a case could include the impact of polluting uses on levels of health.


No established employment areas have been identified as having specific problems in respect of impacts on levels of health. Employment areas could include uses that have impacts terms of, for example  emissions and noise, but individual uses are controlled under environmental health and other legislation, and the SPD does not seek to introduce any further such activities. 


However, as described above, the SPD will help to 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		

		

		ensure full consideration is given to all of the issues raised in Policy E5 and this may result in certain industrial uses (which could impact on human health) being protected that would otherwise be lost to alternative uses, or vice versa. This is likely to only relate to a small number of cases and is not considered to be significant.


As described above, Policy E5 does not include a specific focus on reducing disparities, however it does allow for the consideration of regeneration strategies and other plans. The SPD will not make changes in this regard.


The SPD is not considered to have any significant impacts in terms of human health.

		



		SP6

		Community

		To maintain and promote the culture and cohesion of the community

		?

		As described above in relation to Objective SP4, Policy E5 allows for improvements to, and seeks to protect existing employment areas in order to provide for businesses and jobs. The provision of employment opportunities is an important factor in community cohesion. However, the SPD will not introduce any additional considerations in this regard.




		No



		

		

		

		

		

		



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		EN1

		Biodiversity

		To maintain and enhance the diversity and abundance of species.

		-

		This issue is not addressed by Policy E5, nor will it be picked up through the SPD. Some employment areas may have some biodiversity interest, but this is protected under other policies.

		No



		EN2

		Landscape Character

		To maintain and enhance the quality and character of the landscape, including the special qualities of remoteness and tranquillity

		-

		As described above, no established employment areas have been identified having specific environmental problems however a number of such areas could accommodate buildings that could be considered raise issues in respect of their impact on the landscape. 


Policy E5 includes criteria that support employment developments in established employment areas that would include the modernisation and refurbishment of existing buildings; that improve the environmental quality of an employment area and improvements to property and personal security consistent with the need to maintain high standards of design. Furthermore, as referred to above, Policy E5 includes a criterion relating to environment issues (criterion 2c). 


Furthermore, design and the impact of development on surrounding landscapes and/or areas/ buildings of 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		

		

		cultural importance are considered specifically under separate policies within the UDP.


The SPD will not take away from the considerations identified above however, as noted above, it may result in certain industrial uses being protected that would otherwise be lost to alternative uses. Such uses may include buildings that are not considered to be aesthetically pleasing but it could equally apply to buildings of value in these terms and the industrial character of certain areas. 


The impact of the SPD, whilst important from a transparency and consistency point of view, is not considered to be significant in terms of the impact on the quality and character of the landscape.

		



		EN3

		Built Environment

		To maintain and enhance the quality and distinctiveness of the built environment, including the cultural heritage.

		?

		A number of established employment areas include buildings and structures of cultural importance (locally or nationally listed). The potential impact on these features is considered under separate policies within the UDP.


As described in relation to SA objective EN2, the SPDs impact in these respects relate to a full consideration against the requirements of E5 and the changes this could 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		

		

		make to individual decisions.

		



		

		

		

		

		

		



		R1

		Air

		To reduce all forms of air pollution in the interests of local air quality and the integrity of the atmosphere

		-

		See discussion above in relation to Objective SP5.

		No



		R2

		Water

		To maintain and improve the quality of ground and surface waters

		-

		It is possible that certain uses within established employment areas have impacts in terms of the quality of ground and surface water but these can be controlled under other legislation without the loss of employment activity. The discussion above in relation to Objective SP5 is equally applicable in this regard.

		No



		R3

		Land

		To retain undeveloped land

		O

		Policy E5 seeks to protect and improve those employment areas that have a continuing economic role, whilst allowing the redevelopment of those that do not for other uses. 


As noted above, the SPD will ensure decisions in respect of this policy are made from a full and proper evidence base. The SPD may result in certain industrial uses being protected that would otherwise be lost to alternative uses, resulting in greater 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		

		

		pressure elsewhere. It is however important to recognise that the release of an employment area where demand remains could equally place pressure on other land resources including undeveloped land. Furthermore, the SPD could equally result in the redevelopment of employment sites which might otherwise have continued to be protected.

		



		R4

		Soil

		To maintain the resource of productive soil

		-

		This issue is not specifically addressed by Policy E5, nor is it proposed that the SPD will make any changes in this regard. However, the discussion above against Objective R3 is relevant.

		No



		R5

		Minerals

		To maintain the stock of minerals

		-

		This issue is not specifically addressed by Policy E5, nor is it proposed that the SPD will make any changes in this regard. However, the discussion above against Objective R3 is relevant.

		No



		R6

		Energy Sources

		To maintain the stock of non renewable energy sources.

		-

		This issue is not specifically addressed by Policy E5, nor is it proposed that the SPD will make any changes in this regard. However, the discussion above against Objective R3 is relevant.

		No



		

		

		

		

		

		



		E1

		Employment

		To maintain and enhance employment opportunities, and to reduce the

		?

		As described above, the SPD will help to ensure that the issues outlined under UDP Policy E5 are considered in full and that, where appropriate, existing employment uses are protected. Therefore, whilst important from a transparency and consistency 

		No



		Concern

		Explanation and desirable direction of change

		Rating for Policy E5 in the SA of the UDP

		Description of the potential impact of the SPD

		Significant Sustainability Issues



		

		

		disparities arising from unequal access to jobs

		

		perspective, it is not considered that the SPD will have any significant impacts in these terms.


Also as described above, whilst allowing for the consideration of regeneration and other plans, Policy E5 does not pick up issues of reducing disparities but does seek to protect local employment areas that could help to maintain access to local opportunities across the city. The SPD will not change the policy framework in these terms.

		



		E2

		Wealth Creation

		To retain and enhance the factors which are conducive to wealth creation, including personal creativity and attractiveness to investors.

		?

		The discussion in relation to Objective E1 is equally relevant here in terms of providing a good supply of employment land and premises.

		No





4.5
At the Revised Deposit Stage
 , the appraisal described that through the expansion of Policy E5, it appears that the plan will focus on protecting and increasing the quality of existing employment sites rather than allowing more to be established while others are deteriorating. No change to Policy E5 was made during the pre-inquiry changes and as such no comment was made in the relevant sustainability appraisal.


4.6
Following the Examination into the Unitary Development Plan, the only change recommended by the Inspector was to introduce a definition of what constituted an “established employment area” into the reasoned justification to Policy E5, which was subsequently done.


4.7
As described above, the proposed SPD will supplement policy E5 of the UDP rather than changing policy. It is therefore focused on implementation and evidence requirements, primarily in respect of the requirements in terms of justifying the introduction of non-employment uses into established employment areas. The SPD does not therefore raise any additional sustainability issues beyond those considered through the SA of the UDP. 

5.0
Consultation with Statutory Bodies


5.1
The process of screening of the SPD, outlined above, has led to a conclusion that an SA is not required. The following organisations were  consulted on this conclusion and their comments are summarised below:

· The Historic Buildings and Monuments Commission for England (English Heritage);


· Natural England; 

· The Environment Agency;

· Government Office North West.


		Organisation

		Comment



		English Heritage



		For the purposes of this consultation, English Heritage will confine its advice to the question, “is it likely to have a significant effect on the environment?”


The Council considers that the SPD will not affect any ‘special natural characteristics or cultural heritage’ in the area. On the basis of the information supplied, and in the context of the criteria set out in Schedule 1 of the Environmental Assessment Regulations [Annex II of ‘SEA’ Directive], English Heritage concurs with the Council that the preparation of a Strategic Environmental Assessment is not required.


The views of the other three statutory consultation bodies should be taken into account before the overall decision on the need for an SEA is made.






		Environment Agency

		The Environment Agency is in agreement with the Council that the Supplementary Planning Document would not give rise to significant environmental effects.


As such there will be no requirement to undertake a Strategic Environmental Assessment or a full Sustainability Appraisal.



		Government Office for the North West

		No comment



		Natural England

		We are satisfied with the conclusions of the Screening Statements in respect of the requirement for Strategic Environmental Assessment and Sustainability Appraisal for the Employment Land Supplementary Planning Document, and concur that SEA and SA are not required for the reasons stated. 


The advice given by Natural England in this letter is made for the purpose of the present consultation only.  In accordance with Section 4 of the Natural Environment and Rural Communities Act 2006, Natural England expects to be included as a consultee in relation to any additional matters to be determined by Salford City Council that may arise as a result of, or are related to, the present proposal.  Natural England retains its statutory discretion to modify its present advice or opinion in view of any and all such additional matters or any additional information related to this consultation that may come to our attention.








6.0
Conclusion


6.1
The Employment Land SPD supplements adopted policy in Salford’s UDP, focusing on implementation and evidence requirements. A screening of the document has led to the conclusion that it is not likely that the SPD will have any additional significant sustainability impacts that have not already been assessed during the production of the UDP. This conclusion has been verified through a consultation with the bodies listed in section 5 above.


7.0
The Statement of Determination


7.1
It is considered that a full Sustainability Appraisal is NOT required for the Employment Land SPD for the reasons set out in Section 4 above.


� Explanatory Memorandum to the Town and Country Planning (Local Development) (England) (Amendment) Regulations 2009 -http://www.opsi.gov.uk/si/si2009/em/uksiem_20090401_en.pdf



� European Directive 2001/42/EC transposed into United Kingdom law by the Environmental Assessment of Plans and Programmes Regulations 2004,



� Baker Associates (February 2003) Sustainability Appraisal of the City of Salford UDP First Deposit Draft Replacement Plan 2002-2011.



� Baker Associates (November 2003) Sustainability Appraisal of the City of Salford Unitary Development Plan Comments Received on Revised Deposit Draft UDP.
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Determination Statement on the need for Strategic Environmental Assessment (SEA) for the Established Employment Areas Supplementary Planning Document. 


1.0
Introduction


1.1
Under the Environmental Assessment of Plans and Programmes Regulations 2004
 (the Regulations), Councils must, where appropriate, carry out a Strategic Environmental Assessment (SEA) of land-use and spatial plans.

1.2 The first part of the SEA process is to screen the relevant plan or programme to test whether a SEA is required. The Council has a duty to consult with specified environmental organisations (Natural England, English Heritage and the Environment Agency) when determining the need for SEA. 


1.3 This report constitutes the determination statement as to the need for a full SEA under Regulation 9(3) of the Environmental Assessment of Plans and Programmes Regulations 2004. The report sets out the SEA screening process of the Council’s proposed Established Employment Areas Supplementary Planning Document along with the reasoning behind the determination that an SEA is not required.

2.0
Established Employment Areas Supplementary Planning Document and Unitary Development Plan (UDP) Policy E5

2.1
The city council is preparing an Established Employment Areas Supplementary Planning Document (SPD). The SPD will supplement the guidance under UDP Policy E5 (Development Within Established Employment Areas) and also provides an explanation of the relationship between this policy and UDP Policy MX1 (Development in Mixed-Use Areas).


2.2
Policy E5 is specifically targeted at established employment areas across the city and provides a number of criteria with which these areas are defined. The policy allows for the development of employment uses within these areas and, in order to ensure the city maintains an adequate supply of employment land and premises, identifies a number of policy tests which proposals for non-employment uses have to meet in order to be deemed acceptable within employment areas. 


2.3
The SPD will largely focus on these latter protective tests, providing further detail as to the types of evidence that should be submitted alongside relevant applications. The document will not therefore introduce new policy but will focus on implementation and evidence requirements in relation to a policy targeting established employment areas. 


3.0
Strategic Environmental Assessment


3.1
Under the Regulations LPAs must, where appropriate, carry out a Strategic Environmental Assessment (SEA) of land-use and spatial plans.


3.2
Regulation 5 (2) of the Regulations describes that an environmental assessment should be undertaken for a plan or programme which - 


(a) is prepared for agriculture, forestry, fisheries, energy, industry, transport, waste management, water management, telecommunications, tourism, town and country planning or land use, and

(b) sets the framework for future development consent of projects listed in Annex I or II to Council Directive 85/337/EEC on the assessment of the effects of certain public and private projects on the environment, as amended by Council Directive 97/11/EC.


3.3
The Supplementary Planning Document falls under criterion (a)of Regulation 5(2), being a plan prepared for town and country planning or land use. However, for a plan or programme to be deemed relevant under Regulation 5(2) it must also be consistent with sub-paragraph (b). 


3.4
In respect of sub-paragraph (b) the SPD will supplement existing policy within the city’s Adopted UDP, providing additional detail about the sorts of evidence that should be submitted alongside relevant planning applications. Furthermore, although UDP Policy E5 does not actively promote a specific use, as established employment area could contain a selection of the uses listed under Annex I and II of EC Directive 85/337/EEC as amended by Directive 97/11/EC it is considered appropriate to review the SPD as relevant to the definition under Article 5(2).


3.5
Further to the above, Regulation 5(6) of the Regulations describes that an environmental assessment need not be carried out - 


(a) for a plan or programme of the description set out in paragraph (2) or (3) which determines the use of a small area at local level; or

(b) for a minor modification to a plan or programme of the description set out in either of those paragraphs,


unless it has been determined under regulation 9(1) that the plan, programme or modification, as the case may be, is likely to have significant environmental effects, or it is the subject of a direction under regulation 10(3).


3.6
The SPD is specifically focused on a number of established employment areas across the city and is therefore considered to fall under criterion (a) of Regulation 5(6). It is only therefore if it is considered ‘likely’ that the SPD will have significant environmental effects that a full SEA is required. The SPD is not subject to a direction under regulation 10(3).


3.7
The regulations advise that the likelihood of any significant environmental effects should be determined by a screening process, which should use a specified set of criteria (set out in Schedule 1 to the Regulations). The results of this process must be summarised in an SEA screening statement, which must be publicly available.


4.0
SEA Screening of the Established Employment Areas SPD


4.1
The screening process set out in Regulation 9 of and Schedule 1 to the Regulations includes two sets of characteristics for determining the likely significance of effects on the environment as follows:


· The characteristics of the Established Employment Areas SPD; and 

· The characteristics of the effects and of the area likely to be affected. 

4.2
Under each characteristic are a number of criteria with which to assess the SPD against, each is considered below. 

		1. The characteristics of plans and programmes, having regard, in particular, to –






		Criteria

		Details

		Significant Environmental Impact?



		

		

		



		(a) the degree to which the plan or programme sets a framework for projects and other activities, either with regard to the location, nature, size and operating conditions or by allocating resources;

		The Established Employment Areas SPD supplements adopted policy within Salford’s UDP (policies E5 and MX1), providing further detail in respect of the types of  evidence required in order to consider planning applications against these policies.


The SPD will therefore supplement existing policy rather than setting a framework in itself.




		No



		(b) the degree to which the plan or programme influences other plans and programmes including those in a hierarchy;

		The Established Employment Areas SPD supplements policy within the City’s adopted UDP and sits at the lowest tier of the Local Development Framework.

		No



		(c) the relevance of the plan or programme for the integration of environmental considerations in particular with a view to promoting sustainable development;


		The Established Employment Areas SPD will promote sustainable development by providing further detail about the sorts of evidence that should be considered in relation to Policy E5 of the adopted UDP.  It will not however provide environmental policy in its own right so does not have a significant effect on environmental considerations.

		No



		(d) environmental problems relevant to the plan or programme; and


		The Established Employment Areas SPD supplements Policy E5 of the UDP and is not being prepared in order to tackle a particular environmental problem. 

		No



		(e) the relevance of the plan or programme for the implementation of Community legislation on the environment (for example, plans and programmes linked to waste management or water protection).

		The Established Employment Areas SPD is not relevant to the implementation of EC legislation on the environment. However it does generally allow for the development of waste uses within established employment areas.

		No





		2. Characteristics of the effects and of the area likely to be affected, having regard, in particular, to – 






		Criteria

		Details

		Significant Environmental Impact?



		

		

		



		(a) the probability, duration, frequency and reversibility of the effects;


		The SPD supplements policy within the adopted UDP, providing further detail about evidence requirements. The SPD should therefore ensure a greater consistency of decision making against the requirements of E5 made in light of a full and detailed evidence base. Any environmental effects of decisions made against Policy E5 should therefore be further regularised by the SPD, however this impact is unlikely to be significant in environmental terms, particularly when compared with the option of not producing the SPD and relying on Policy E5.


The SPD will not result in new development that would have a significant environmental effect. Whilst no established employment area has been specifically identified as having significant environmental problems, a number could contain polluting activities. The additional guidance in the SPD could potentially result in a small number of such activities remaining within employment areas, due to their economic importance, that may otherwise be redeveloped for other uses. However, such instances are likely to be very limited and the environmental impacts relatively minor given that they will already be controlled under environmental health and other legislation. 


Furthermore, if any of the existing employment areas were identified as having significant environmental problems, then criterion 2c of UDP Policy E5, which allows for a case of redevelopment to be made around a “strong environmental case for rationalising land uses or creating open space”, could be used to justify the redevelopment of any problem uses/areas where appropriate.




		No



		(b) the cumulative nature of the effects;


		As noted above, the SPD would not in itself result in new activities with any significant environmental effects, it may result in the retention of some existing uses that have an environmental impact but this would be expected to be very limited, even when all such instances are considered cumulatively, particularly given that they are already monitored and managed within the relevant regulatory requirements. 




		No



		(c) the trans-boundary nature of the effects;

		As described above established employment areas could include activities that emit pollutants, which could contribute to trans-boundary issues such as climate change. However, UDP Policy E5 allows for the consideration of environmental issues, and the SPD would not change that. 


Also as noted above, by providing further guidance on the need for a full and detailed evidence base, the SPD could act to protect certain polluting uses that would otherwise be lost. However, it could also act to discourage the redevelopment of sites for alternative uses, which can also contribute to CO2 emissions, both in construction and operational phases. Therefore, any impacts of retaining existing uses are likely to be negligible.


Given that decisions are made against the UDP policy, and the SPD only seeks to ensure a greater consistency of decision against that policy, its impact in this regard is not considered to be significant.  




		No



		(d) the risks to human health or the environment (for example, due to accidents);


		As described above, no established employment areas have been identified as having specific environmental problems. However a number of such areas could contain polluting activities and/or buildings that could be considered environmentally damaging from an aesthetic perspective. Such uses are controlled under environmental health and other legislation and the SPD does not seek to introduce any further such activities. 


Policy E5 includes criteria that support employment developments in established employment areas that would include the modernisation and refurbishment of existing buildings; that improve the environmental quality of an employment area and improvements to property and personal security consistent with the need to maintain high standards of design. Furthermore, as referred to above, Policy E5 includes a criterion relating to environment issues (criterion 2c). Furthermore, hazardous uses, design and the impact of development on surrounding landscapes and/or areas/ buildings of cultural importance are considered specifically under separate policies within the UDP.


As described above, the SPD will help to ensure full consideration is given to all of the issues raised in Policy E5 and this may result in certain industrial uses being protected that would otherwise be lost to alternative uses, or vice versa.


The impact of the SPD, whilst important from a transparency and consistency point of view, is not considered to be significant in terms of the impact on human health or the environment. 




		No



		(e) the magnitude and spatial extent of the effects (geographical area and size of the population likely to be affected);


		Policy E5 of the UDP targets a number of established employment areas across the city and environmental effects are likely to be local to these areas. The SPD will not change the focus of the Policy and is therefore not considered to have any significant impacts in this regard.



		No



		(f) the value and vulnerability of the area likely to be affected due to - 


(i) special natural characteristics or cultural heritage;

(ii) exceeded environmental quality standards or limit values; or

(iii) intensive land-use; and

		Policy E5 of the UDP, and therefore the SPD, targets a number of established employment areas across the city.


The policy encourages further economic development within these areas, provided it is consistent with a number of criteria, and seeks to manage the introduction of alternative non-employment uses in order to protect the city’s supply of employment land and premises. These areas are established in nature and Policy E5 (and the SPD) does not actively promote any significant changes. 


A number of established employment areas include buildings and structures of cultural importance (locally or nationally listed). The potential impact on these features is considered under separate policies within the UDP, and the SPD itself would not have any particular impact on them.




		No



		(g) the effects on areas or landscapes which have a recognised national, Community or international protection status.

		Salford does not currently include any landscapes which have a recognised national, Community or international protection status. The UDP includes policies which consider the impact of development on recognised areas but it is not the focus of Policy E5 or the proposed SPD.

		No





5.0
Consultation with Statutory Bodies


5.1
The Council has a duty to consult with specified environmental organisations (Natural England, English Heritage and the Environment Agency) when determining the need for SEA and, in situations where an SEA is not deemed to be required, it also has a duty to prepare a statement of its reasons for this determination. An SEA Screening Statement was sent to the following organisations: 

· Government Office North West.


· The Historic Buildings and Monuments Commission for England (English Heritage);


· Natural England; and


· The Environment Agency.

5.2 Their comments are summarised below:

		Organisation

		Comment



		English Heritage



		For the purposes of this consultation, English Heritage will confine its advice to the question, “is it likely to have a significant effect on the environment?”


The Council considers that the SPD will not affect any ‘special natural characteristics or cultural heritage’ in the area. On the basis of the information supplied, and in the context of the criteria set out in Schedule 1 of the Environmental Assessment Regulations [Annex II of ‘SEA’ Directive], English Heritage concurs with the Council that the preparation of a Strategic Environmental Assessment is not required.


The views of the other three statutory consultation bodies should be taken into account before the overall decision on the need for an SEA is made.






		Environment Agency

		The Environment Agency is in agreement with the Council that the Supplementary Planning Document would not give rise to significant environmental effects.


As such there will be no requirement to undertake a Strategic Environmental Assessment or a full Sustainability Appraisal.



		Government Office for the North West

		No comments



		Natural England

		We are satisfied with the conclusions of the Screening Statements in respect of the requirement for Strategic Environmental Assessment and Sustainability Appraisal for the Employment Land Supplementary Planning Document, and concur that SEA and SA are not required for the reasons stated. 


The advice given by Natural England in this letter is made for the purpose of the present consultation only.  In accordance with Section 4 of the Natural Environment and Rural Communities Act 2006, Natural England expects to be included as a consultee in relation to any additional matters to be determined by Salford City Council that may arise as a result of, or are related to, the present proposal.  Natural England retains its statutory discretion to modify its present advice or opinion in view of any and all such additional matters or any additional information related to this consultation that may come to our attention.








6.0
Conclusion


6.1
The Established Employment Areas SPD supplements adopted policy in Salford’s UDP, focusing on implementation and evidence requirements. A screening of the document has led to the conclusion that it is not likely that the SPD will have any significant environmental impacts and, therefore, that a SEA is not required. This conclusion has been verified through a consultation with the bodies identified in section 5 above.

6.2
This note therefore constitutes the council’s ‘Determination Statement’ outlining the process that has led to the conclusion that a SEA is not required.

7.0
The Statement of Determination


7.1
It is considered that a Strategic Environmental Assessment is NOT required for the Established Employment Areas SPD for the reasons set out in Section 4 above.


� Statutory Instrument 2004/No. 1633
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EQUALITY IMPACT ASSESSMENT


PRO-FORMA FOR THE INITIAL ASSESSMENT 



		Directorate

		Section

		Person Responsible for the Assessment



		Sustainable Regeneration

		Strategic Planning

		Jimmy McManus





		Name of Team, Service Activity or Policy to be Assessed

		Date of Assessment



		Draft Established Employment Areas Supplementary Planning Document

		





		1.

		Briefly describe the purpose of the (i) service activities carried out by the team, (ii) the service activity or (iii) the policy

		The Established Employment Areas SPD provides further information in respect of the relevant considerations in determining planning applications for development within the city’s established employment areas, primarily proposals which seek to introduce non-employment uses. The SPD supplements guidance in the city’s adopted Unitary Development Plan (primarily Policies E5 (Development Within Established Employment Areas) and MX1 (Development in Mixed-Use Areas)), it will serve to inform decision makers and local communities and promote transparency, inclusiveness and consistency for all parties throughout the decision making process.



		2.

		What outcomes do we want to show that the aims of (i), (ii) or (iii) above are being achieved? 

		· To ensure that the city maintains a varied portfolio of employment land and premises to meet future demands.






		3.

		Who is intended to benefit from (i) the service provided by the team, (ii) the service activity or (iii) the policy?

		· Applicants – providing clear, easily understood guidance on the council’s approach to development within established employment areas

· Decision makers – by offering guidance on issues that should be taken into consideration when determining applications


· Communities – by protecting employment areas that provide, or have the potential to provide employment opportunities, supporting regeneration and allowing for the redevelopment of existing employment areas that are no longer viable or which create local conflicts.



		4.

		What factors/forces could contribute/detract from the outcomes?

		· Lack of understanding of the issues, impact, etc.


· Inconsistent information



		5.

		Are there any of the groups listed in question 7 below  which might be expected to benefit from the activity or policy but which do not, or that the policy could adversely affect?

		No






		6.

		Have consultations with relevant groups, organisations or individuals in the past indicated that this particular policy or activity creates problems which are specific to those groups, organisations or individuals?

		No






		7.

		Do you consider the activity or policy to be relevant to any of the areas listed below?

		YES

		DON’T KNOW

		NO



		

		Race

		

		

		X



		

		Gender

		

		

		X



		

		Disability

		

		

		X



		

		Sexual Orientation

		

		

		X



		

		Religion/Belief

		

		

		X



		

		Age

		

		

		X



		

		Dependant/Caring

		

		

		X



		

		Offending Past

		

		

		X



		

		Transgendered/Transsexual

		

		

		X



		The answers to questions 5-7 above will enable you to assess whether or not the activity or policy has relevance or not to race, gender, disability, sexual orientation, religion or belief, age, people with dependant/caring responsibilities, people with offending past or people who are transgendered or transsexual. If the answer to any of the questions is “yes” or “don’t know”, pass on to questions 8-11 and the authorisation at No.12. If you have answered “no” in all areas, proceed straight to the impact assessment decision at No.10.






		8.

		Give details of any positive or adverse effects of the service activity(ies) or policy on the groups listed in (a) to(i) on the following pages and details of any unmet need in relation to the groups.  For adverse impact or unmet need, indicate whether this is low, medium or high.






		

		(a)
Racial Groups






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:




		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(b)
Different Genders






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(c)
Disability






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(d)
Sexual Orientation






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(e)
Age






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(f)
Religious Belief?






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(g)
People with Dependants/Caring Responsibilities






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(h)
People with an Offending Past






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		

		(i)
Transgendered or Transsexual






		

		Positive impact?

		Y

		N

		Details:






		

		Adverse impact?

		Y

		N

		Details:

		L, M or H?






		

		Unmet need?

		Y

		N

		Details:




		



		9.

		Can any of the adverse impacts identified in 8(a) to (i) above be justified on the grounds of promoting equality of opportunity for one group or for any other reason.

		Y

		N

		Details:








Impact Assessment Decision


Full impact assessment procedures are confined to those policies/activities considered likely to have significant implications for equality of opportunity and good relations between people of different groups.


		10.

		Do you consider, taking account of your analysis in the previous section, that this policy/activity needs to be submitted to a full impact assessment?










YES

NO

Reason for decision:


It is not envisaged that the policy will have negative equality impacts on the residents of Salford. A full EqIA will therefore not be required and any further issues will be identified as part of the statutory public consultation on the SPD.








If the answer is ‘No’ complete authorisation section at the No. 12 below.  If the answer is ‘Yes’ proceed to No. 11, then No. 12.


11.
To prioritise the programme of Full Impact Assessments, indicate the extent to which the following criteria apply by ticking the appropriate boxes



1.
The difference created between people from the different groups and the population at large.



2.
The effect of the policy/activity on the daily lives of people from the different groups.



3.
The opportunity to promote equality of opportunity and good community relations.


		

		Criteria 1

		Criteria 2

		Criteria 3



		High Impact

		

		

		



		Medium Impact

		

		

		



		Low impact

		

		

		





12.
Authorisation


Signed …Jimmy McManus


 
Date…14/09/09

(Completing Officer)


Signed …Alison Partington


 
Date…15/09/09

(Equality rep or other consultee)


Signed …Jimmy McManus


 
Date…14/09/09

(Lead Officer)


PAGE  

15

C:\Documents and Settings\hsgdabinnie\Local Settings\Temporary Internet Files\OLK406\EqIA Telecomms SPD.doc




_1314691118.doc
ANNEX A


ESTABLISHED EMPLOYMENT AREAS

DRAFT


SUPPLEMENTARY 

PLANNING 

DOCUMENT 


Preface


This document can be provided in large print, audio, electronic and Braille formats. Please contact Spatial Planning 0161 793 3782.


[image: image1.emf]

Contents


		

		

		Page






		1

		Introduction



		4



		2

		Process for Producing this Document



		6



		3

		Policy Context



		7



		4

		Salford Employment Land Context



		13



		5

		Application of UDP Policy E5



		17



		6

		Criterion 1 of Policy E5



		19



		7

		Policy E5 (Part 2) – Demonstrating compliance with at least one of four criteria



		20



		8

		Relationship between UDP Policies E5 and MX1



		29



		9

		Implementation, monitoring and review 



		30



		Annex 1

		UDP Policy E5 – Reasoned Justification



		31



		Annex 2

		UDP Policy MX1 – Reasoned Justification



		33



		Annex 3

		Useful Contacts



		36





1.0
Introduction

1.1
Salford City Council intends to adopt this Supplementary Planning Document (SPD) in May 2010, to provide detailed guidance on the implementation of Unitary Development Plan (UDP) Policy E5 – Development Within Established Employment Areas.


1.2
The SPD has specifically been prepared to:


· Clarify the areas to which the policy applies;


· Explain more fully the various criteria outlined within the policy;


· Give additional guidance as to the type of evidence that prospective developers should submit in support of their planning application; 

· Explain how the conclusions of the city’s recently published Employment Land Review will be taken into account in relation to UDP Policy E5; and


· Clarify the relationship between UDP Policies E5 (Development Within Established employment areas) and MX1 (Development in Mixed-use areas).


1.3
The SPD specifically supplements the following policies of the Adopted UDP:


· E5 – Development Within Established Employment Areas.

· MX1 – Development in Mixed-Use Areas.

1.4
The full text of policies E5 and MX1 is reproduced in Annexes 1 and 2 respectively.

1.5
UDP Policy E5 and this SPD (once adopted) will form part of the city’s Local Development Framework. Decisions on relevant planning applications will not only have regard to Policy E5 and the SPD, but must be made in the context of the Statutory Development Plan, the wider Local Development Framework and other material considerations. 


1.6
This draft version of the SPD is subject to a formal period of public consultation, from Monday 23 October to Thursday 3 December 2009. All comments are welcomed, but must be received by the city council no later than 4.30pm on Thursday 3 December 2009 if they are to be taken into account.

1.7 You may comment on the draft SPD by any of the following means:


· Via the city council’s website, at www.salford.gov.uk/employmentspd  

· By email using the address plans.consultation@salford.gov.uk

· By post, using the following address:


Established Employment Areas SPD Consultation


Spatial Planning 

Salford City Council


Salford Civic Centre


Chorley Road


Swinton


M27 5BY

1.8
All representations received during the consultation period will be carefully considered, and the SPD amended by the city council if it considers appropriate. A report will be prepared summarising all of the main issues raised during the consultation period, the city council's response, and whether any changes are being made to the SPD prior to its adoption.


1.9
It is anticipated that the Established Employment Areas SPD will be formally adopted by the city council in May 2010. All those making comments during the formal consultation period will be informed when this adoption takes place.


2.0
Process for producing this document


Overview


2.1
The Supplementary Planning Document (SPD) has been produced in accordance with the advice contained in PPS12: Local Development Frameworks, and the requirements of the Town and Country Planning (Local Development) (England) Regulations 2004.


Sustainability Appraisal and Strategic Environmental Assessment

2.2
The document has been screened for a Sustainability Appraisal (SA) and a Strategic Environmental Assessment (SEA) and it has been determined that assessments are not required. 


2.3
The Determination Statements can be viewed via the City Council's website at www.salford.gov.uk/employmentspd.


Background Evidence


2.4
The production of the draft SPD has been informed by a number of evidence sources including:


· National and regional planning policy guidance (a summary is provided in section 3);


· The city’s recently published Employment Land Review
; 


· Experience of implementing UDP Policy E5 and the associated Development Control Practice Note
.


· Other local authority approaches to managing existing employment areas.


Consultations and Public Involvement


2.5
To inform the production of the draft SPD a letter was sent to stakeholders who had registered an interest through the Local Development Framework database as well as a number of additional stakeholders who it was felt would have an interest in the SPD’s content. The letter described the council’s intention to produce an Employment Land SPD (now titled the Established Employment Areas SPD), outlined the proposed content and requested comments on the current application of Unitary Development Plan (UDP) Policy E5 and the council’s adopted Development Control Practice Note. 


2.6
A Consultation Statement is available on the council’s website (www.salford.gov.uk/employmentspd ) which sets out who has been consulted in the preparation of this SPD, how they were consulted, a summary of the main issues raised, and how those issues have been addressed.


3.0
Policy Context 


PPS1 – Delivering Sustainable Development (Office of the Deputy Prime Minister, 2005)

3.1
PPS1 sets out the key principles in providing for sustainable development. It describes that planning authorities should ensure that suitable locations are made available for industrial, commercial, retail, public sector, tourism and leisure development so that the economy can prosper (para. 23).

PPS3 – Housing (Department of Communities and Local Government, 2006)

3.2
PPS3 describes that Local Planning Authorities should consider a range of incentives or interventions that could help to ensure that previously developed land is developed. This should include: considering whether sites that are currently allocated for industrial or commercial use could be more appropriately re-allocated for housing development (para 44).

PPG4 – Industrial, commercial development and small firms (Department of the Environment, 1992)


3.3
PPG4 describes a positive approach to planning for different types of industrial and commercial development and small firms. It states that development plans should give industrial and commercial developers and local communities greater certainty about the types of development that will or will not be permitted in a given location (paras 3 and 5).

Consultation Paper on a new Planning Policy Statement 4: Planning for Prosperous Economies (Department of Communities and Local Government, 2009)

3.4
The consultation document underlines the need for regional planning bodies and local planning authorities, within the context of delivering sustainable development, to plan positively and proactively for economic development in their areas. With this in mind it emphasises the contribution that planning can make to help deliver jobs, investment and improved productivity. 

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


3.5
This provides advice to local planning authorities with which to assess the demand for and supply of land for employment. It is also aimed at helping authorities to assess the suitability of sites for employment development, safeguard the best sites in the face of competition from other higher value uses and help identify those which are no longer suitable for employment development.


The North West of England Plan: Regional Spatial Strategy to 2021 (Government Office North West, September 2008)


3.6
Policy DP4 (Make the Best Use of Existing Resources and Infrastructure) states that priority should be given to developments in locations consistent with the regional and sub-regional frameworks, which build upon existing concentrations of activities and existing infrastructure. The policy also outlines a sequential approach to development based firstly on existing buildings and previously developed land within settlements.

3.7
Policy W3 (Supply of Employment Land)  identifies a requirement for some 917ha of additional employment land within the Greater Manchester sub-region over the period 2005 – 2021 and states that local planning authorities should ensure that the most appropriate range of sites, in terms of market attractiveness and social, environmental and economic sustainability, are safeguarded for employment use.


3.8 Policy W4 (Release of Allocated Employment Land) requires that, outside of a comprehensive review of commitments, when preparing plans and strategies, and considering proposals and schemes, there should be a presumption against the release of allocated employment sites for other uses. Sites should not be released where they provide, or have the potential to provide, an important contribution to the economy of the local area. Whilst the policy refers specifically to ‘allocated’ employment land the policy position is clearly relevant to employment land more generally.

North West Regional Economic Strategy (North West Development Agency, 2006)


3.9
The Regional Economic Strategy identifies three main drivers to the attainment of the strategy’s vision and the closing of the output gap between the North West and the average for England. These are:  Improve productivity and grow the market; grow the size and capability of the workforce; and create and maintain the conditions for sustainable growth.

Regional Strategy for England’s North West – Principles and Issues Paper (North West Development Agency/ 4NW, February 2009) 


3.10 Work has now commenced on a Single Regional Strategy for the North West and to date a Principles and Issues paper has been consulted upon. The paper identified increasing, and sometimes competing, land-use pressures on the countryside, urban fringe, open spaces and brownfield land. The paper identified a number of goals for the region, including delivering:


· A broad range, depth and attractive choice of employment opportunities, which reflect and recognise everyone’s potential and inspire and enable ambition to the realised;


· Sustained and sustainable consumption, production, economic growth and investment;


· High levels of productivity, investment and enterprise, driven by innovation/ research, leadership excellence and high skills; and


· High employment rates and few concentrations of low employment rates, with decent work in sustainable workplaces.

Salford Unitary Development Plan (Salford City Council, 21 June 2006)


3.10
The Unitary Development Plan guides development, conservation and environmental improvement activity across the city and sets out the main planning policies by which planning applications for development will be judged. A key aim of the Plan is to maximise employment opportunities for local people.


3.11 Policy ST3 (Employment Supply) states that a good range of local employment opportunities will be secured by maintaining an adequate supply and variety of land and buildings for employment purposes; protecting  and increasing the attractiveness of existing employment areas, enabling diversification of the local economy; and using planning obligations to secure local labour contracts and training opportunities. 

3.12 Policy E5 (Development within Established Employment Areas) sets out an approach to the improvement and protection of the city’s established employment areas. The policy and reasoned justification is provided in Annex 1.

3.13
Policy MX1 (Development in Mixed Use Areas) identifies large parts of the Regional Centre for mixed use development to secure major investment in the area and help create a vibrant location. The policy and reasoned justification is provided in Annex 2.

Overview

3.14
The strategic policy framework clearly promotes sustained and sustainable economic growth, growing the economy whilst reducing inequalities. In respect of employment land and premises, the guidance encourages the provision of a wide range of opportunities, having regard to evidence based conclusions on need and demand. To this end it is important to protect employment sites/premises where they provide, or have the potential to provide, an important contribution to the economy of the local area. However the guidance is also clear that if there is no reasonable prospect of a site being used for economic purposes then alternative uses should be considered. 


4.0
Salford Employment Land Context

4.1
Government guidance is clear that Local Authorities should seek to “ensure that there is sufficient land available which is readily capable of development and well served by infrastructure” to support economic development. It is equally clear that there should be a “variety of sites available to meet differing needs” (PPG4 para 6). Salford currently has a wide variety of employment areas, providing a wide range of sites and premises of varying quality, size and form. 


4.2
Over recent years there has been considerable pressure on a number of employment areas from proposals to redevelop them for non-employment uses such as housing, with potential developers arguing that particular sites and premises no longer meet the requirements of modern business and/or do not present viable employment development opportunities.

4.3 In July 2009 the city council published an Employment Land Review
  (ELR) which looks at the future demand for employment land/floorspace and the capacity of the existing portfolio of employment land and buildings (in both qualitative and quantitative terms) to provide for that demand.

Need for new development


4.4
Using a range of forecasting techniques including past rates of employment land take-up, economic forecasting, and analysis of business enquiries for premises and transactions, the ELR identifies a range of gross employment land requirements
 for Salford over the period 2007 – 2026.


		Table 1 – ELR Gross Demand Recommendations



		

		Minimum Requirements

		Maximum Requirements



		

		Square Metres



		

		Floorspace per annum

		Floorspace 2007 - 2026

		Floorspace per annum

		Floorspace 2007 – 2026



		Office (B1a/b)

		15,000

		285,000

		30,000

		570,000



		Industry (B1c/B2)

		14,000

		266,000

		30,000

		570,000



		Warehousing (B8)

		5,500

		104,000

		10,000

		190,000





4.5 The table above illustrates that significant floorspace requirements for office, industrial and warehousing uses are expected over the period to 2026. 


4.6 In terms of the supply of floorspace to meet this demand, in April 2008, there were approximately 700,000 square metres of employment floorspace either available, under construction, with planning permission or potentially coming forward on remaining Unitary Development Plan (UDP) allocations (Table 2 below). 


		Table 2 - Supply of Employment Floorspace (April 2008)




		

		Floorspace (m2)



		

		Office (B1a/b)

		Industry (B1c/B2)

		Warehousing (B8) 




		Available

		112,993

		138,353

		23,889



		Under Construction

		54,864

		6,010

		0



		Full Planning Permission

		44,066

		22,397

		2,916



		Outline Planning Permission

		147,820

		10,000

		0



		Allocations

		50,250

		52,155

		34,221



		Total

		409,993

		228,915

		61,026





4.7
Comparing this supply with potential gross land requirements a ‘years supply’ can be calculated i.e. the number of years the current supply would last if the identified gross annual requirements were realised (columns B and D of Table 3 below). 


		Table 3 – Years supply of employment land (2007-2026) 




		

		Minimum Annual Requirements

		Maximum Annual Requirements



		Column Ref

		A

		B

		C

		D



		

		Floorspace per annum

		Years Supply

		Floorspace per annum

		Years Supply



		Office (B1a/b)

		15,000

		27

		30,000

		14



		Industry (B1c/B2)

		14,000

		16

		30,000

		8



		Warehousing (B8)

		5,500

		11

		10,000

		6





4.8
The ELR considers the demand and supply of employment land and premises over the period 2007 – 2026, a period of 19 years. It is therefore evident from table 3 above that the pipeline supply of employment floorspace is insufficient, in quantitative terms, to meet the identified gross land requirements over this period. The levels of supply of both industry and warehousing are particularly low. This quantitative gap would suggest that additional employment opportunities should be investigated.


Net Change in Employment Land.


4.9 Whilst the ELR concludes that there are significant gross requirements for additional employment land over the period to 2026, it also identifies the net change in employment land
 that could occur over the same period using the outputs of an economic model (the Greater Manchester Forecasting Model).  


4.10 Three different scenarios were used by the consultants as follows:


· A Base Forecast which largely follows past trends;


· An Accelerated Growth Scenario which factors in known strategic interventions that could impact on economic growth including MediaCityUK and Port Salford; and


· An Aspirational Scenario which assumes that Salford meets challenging targets in respect of the employment rate, average resident wage and Gross Value Added per person (a measure of productivity)
).


4.11 The net change in floorspace resulting from these modelled outputs is shown in Table 4 below. 


		        Table 4 - Net Change in Floorspace 2007-2026




		

		Floorspace (sq m)



		

		Base Scenario

		Accelerated Growth Scenario

		Aspirational Scenario



		

		2007-2026

		Per Annum

		2007-2026

		Per Annum

		2007-2026

		Per Annum



		Office (B1a/b)

		172,090

		9,057

		392,255

		20,645

		622,537

		32,765



		Industry (B1c/B2)

		-222,224

		-11,696

		-112,978

		-5,946

		51,792

		2,726



		Warehousing (B8)

		5,302

		279

		23,603

		1,242

		115,198

		6,063





4.12 Table 4 shows that significant net losses of industrial floorspace would be expected under two of the scenarios. Furthermore, whilst there are net gains in both offices and warehousing, when these changes are compared with the gross requirements in Table 1, a significant gross loss of warehousing floorspace would also be expected over the period.


4.13 It is however important to stress that whilst a gross reduction through the loss of some existing employment areas will be expected, there will be ongoing gross requirements for new premises as businesses start-up, relocate and/or expand. It is therefore important that in managing the net change in employment land, those employment areas that “provide, or have the potential to provide, an important contribution to the economy of the local area”
 should continue to be protected. 


Quality of Existing Employment Areas


4.14 As described above, whilst some of the city’s employment areas are likely to be lost over the period to 2027, it is important that this process is carefully managed in order to ensure the city retains a balanced portfolio of employment sites and premises. 


4.15 This will involve protecting those areas which are deemed to be of the highest quality but will also require the protection of other employment areas that provide lower quality accommodation that is available at a low cost. Such areas can perform an important role in providing a more affordable range of employment land and buildings offer, often in close proximity to residential areas, and support a significant number of businesses and jobs. Such areas can therefore be an important part of a flexible employment offer and also have the advantage of providing the opportunity for people to live close to their place of work. This is particularly important in those parts of the city with high levels of deprivation.


4.16
The city’s ELR provides qualitative assessments of some 65 employment areas and concludes that there is a “shortage of good quality sites in Salford” which, in theory, could have frustrated demand. It describes that whilst a significant proportion of the city’s employment areas remain of average or below average quality and that some could be considered for release, others still serve a very important local employment function and that the identification of a site as providing poor quality accommodation, “does not necessarily infer immediate and complete obsolescence, or that reallocation/ redevelopment will be immediately achievable”
. The ELR goes on to recommend that the city must “ensure a supply of better quality, new development to meet modern needs”
. 

4.17
A managed approach is therefore required to the potential release of employment areas within the city, allowing for the release of employment areas that are no longer relevant in these terms but also protecting those sites that remain a valuable part of the overall supply so that a sufficient quantum and range of business premises is retained.  

4.18
UDP Policy E5 is critical to this approach. The policy provides general support for the modernisation, refurbishment and improvement of the city’s established employment areas, whilst setting out a number of policy tests against which proposals for the redevelopment of established employment areas for non-employment uses should be considered. It is these policy tests that form the main focus of this Supplementary Planning Document.


4.19
Given the issues identified above, whilst the qualitative conclusions in the ELR are an important reference point for decisions regarding employment land and a material consideration in the determination of planning applications, it is important to recognise that the future roles of each individual employment area will be down to any number of factors. Therefore whilst these conclusions will be an important point of reference they will not be sufficient in isolation to justify the loss of a particular site or area.

5.0
Application of Unitary Development Plan Policy E5

		Policy EMP1 


Areas to which Policy E5 applies

Employment uses are defined as those activities falling within use classes B1a (offices), B1b (research and development), B1c (light industry), B2 (general industry), and B8 (storage and distribution), together with sui generis uses of a similar nature that might normally be found within employment areas (for example car showrooms and related car storage areas, petrol filling stations and waste management facilities).


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 into one or more 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.

A “business unit” is 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 to meet the first category (the third category is clear that it could just be one building).


Established employment areas may also contain other 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 land/ buildings (vacant, occupied or proposed).








Reasoned Justification


5.1
The reasoned justification to Unitary Development Plan (UDP) Policy E5 (paragraph 8.40) identifies the definition of an established employment area which is repeated and further explained in Policy EMP1 above. The guidance in UDP Policy E5 and this Supplementary Planning Document (SPD) should be applied to the whole of an established employment area. 

5.2
Whilst the main focus is on uses categorised under the ‘B’ use classes, it is important to recognise that a great many uses of a similar nature can also locate and function successfully within employment areas. For this reason the definition of employment uses includes uses such as car showrooms and waste management facilities.

5.3
The form of an employment area can also vary enormously, from modern complexes of self-contained warehouse buildings, to converted mill buildings providing for any number of small businesses. In order to retain a diverse employment portfolio the definition includes a range of factors such as floorspace, land area and number of business units.


5.4
The floorspace and land area thresholds ensure that single, or small numbers of, larger premises/sites are given a level of protection. The threshold based on the number of business units also ensures that clusters of small businesses are included which may only provide for small areas of floorspace and/or land. The inclusion of this business unit threshold, and the definition of a ‘business unit’ in SPD Policy EMP1, supports the retention of a variety of businesses of both type and size, allowing for situations where, for example, buildings house a number of small businesses which may share a common entrance point.

5.5
Salford’s Employment Land Review (ELR) identifies the larger employment areas within the city. However, for the purposes of UDP Policy E5 established employment areas should be identified using the definition in paragraph 8.40 of the UDP and Policy EMP1 above. The policy framework provided by UDP Policy E5 and this SPD therefore applies to all established employment areas even if they are not specifically identified within the ELR.

6.0
Criterion 1 of Unitary Development Plan Policy E5 

		Policy EMP2 

Demonstrating that a development would not compromise the operating conditions of other remaining employment uses (UDP Policy E5 Criterion 1).

Proposals for the reuse or redevelopment of sites or buildings within an established employment area for non-employment uses should not compromise the operating conditions of other remaining employment uses.

Applicants seeking to justify development proposals in these terms should include within their supporting statement:


1. Details of any adjoining employment uses and the activities that are currently taking place there and that could reasonably be expected to take place there in the future; 

2. An analysis of any potential conflicts between those remaining uses/activities and the proposed use, including such issues as:

· Noise;


· Odour, dust or other emissions;


· Hours of operation; 

· Vibration;


· Light;

· Vehicular access, parking and servicing; and


· Safety and security

The analysis should include an explanation as to how any identified conflicts could be mitigated.







Reasoned Justification


6.1
The first test within Unitary Development Plan (UDP) Policy E5 requires that potential applicants demonstrate that their proposed development would not compromise the operating conditions of other remaining employment uses. 

6.2
The requirement seeks to ensure that development proposals do not affect the functioning of established businesses or restrict the type of businesses that could occupy neighbouring units as this could lead to the decline of the rest of the employment area and the further erosion of the city’s supply of employment land/premises. 

6.3
For example the introduction of a residential use into an employment area may compromise the operating conditions of neighbouring employment uses by creating pressures to restrict noise levels or hours of operation. 

6.4 In order to maximise the flexibility and potential demand for sites and premises within the city’s established employment areas it is important that assessments in these terms consider the full range of activities that could reasonably be supported on neighbouring sites, not just the activities currently taking place there. 

6.5 There may be instances where development proposals come forward on sites within established employment areas where some or all of the neighbouring employment uses have extant planning permissions for alternative non-employment uses that are as yet unimplemented. In such circumstances a view will need to be taken as to the likelihood of those planning permissions being implemented, or similar proposals coming forward, having regard to the wider strategic policy framework for the relevant area. Clearly if there is a firm commitment to change the use of a neighbouring site then the considerations under Supplementary Planning Document Policy EMP2 will not apply, however the impact on any remaining employment uses will continue to be relevant. 

7.0
Demonstrating compliance with at least one of the four criteria under Point 2 of Unitary Development Plan Policy E5.

7.1
Should compliance with criterion 1 of Unitary Development Plan (UDP) Policy E5 be demonstrated, then compliance with one or more of four additional criteria identified under point 2 (a to d) of the policy must also be demonstrated. 

		Policy EMP3

Demonstrating that there is no current or likely future demand for the site or building for employment purposes (UDP Policy E5 Criterion 2a)

In order to demonstrate that there is no current or likely future demand for a particular site or building a supporting statement should be submitted which should be prepared by a suitably qualified person, such as a Chartered Surveyor, with knowledge of the employment market within the local area

Potential applicants are encouraged to agree the scope of their appraisal with the city council in order to avoid any abortive work.

The supporting statement should include the following 3 key elements: 


1) A Qualitative Appraisal  


The qualitative appraisal should assess the physical and policy context for the subject site/premises and the wider established employment area within which it is situated. 

It should identify both the limitations and advantages of the site/premises concerned to accommodate employment uses and, for each limitation identified, provide a clear explanation as to why it could not be overcome through, for example, the introduction of alternative employment uses or general investment/improvements. 

The appraisal should provide an overview of the site/ premises in question, as well as the wider established employment area, and include an analysis of:

· The relevant strategic planning and economic policy context;


· The quality of any buildings or structures along with any future redevelopment potential; 

· The accessibility of the site and its ability to serve a range of employment uses (both from a local and strategic perspective and including both private and public transport); and

· Any constraints that will limit the future use of the site/premises for employment uses e.g. flood risk.


Comparisons should be drawn with other employment sites or areas within the locality which appear to be trading more successfully as this will help to verify that the constraints identified are specific to the site in question and are not simply ‘normal’ constraints faced by any number of employment areas that it is possible to overcome.


2) A Market Demand Appraisal


The market demand appraisal should provide a detailed assessment of the current, and potential future, market demand for the site/ premises in question. This should reflect on economic trends, forecasts and actual attempts to market the site/ premises in question. 

Marketing attempts should be specific to the site/ premises in question and flexible in their approach, including:


· the sub-division or joining up of plots/sites; 

· revised servicing arrangements; 

· the refurbishment and/or complete redevelopment of the site/premises for the current or alternative employment uses; and


· both freehold and leasehold opportunities. 


The appraisal should show that the site/premises has been widely marketed for sale and rent at the market price and for a suitable period. The period of marketing should reflect the specifics of the individual case, for example a longer period may be needed if the market is slow or the site/premises are large or complex. However, as a minimum, a marketing period of 12 months will normally be required. 


The appraisal should:


a) Outline the marketing strategy adopted and explain the reasoning behind the marketing strategy adopted;


b) Demonstrate that all offers received have been given due consideration;


c) Provide details in respect of why individual offers have not been taken forward; and 

d) Include evidence that the site/ premises has been:


i. Continuously advertised by way of an agent’s advertisement board on each road frontage. This should clearly display the min/ max size, cost and tenures available;  


ii. Advertised in the press local to the site/premises;


iii. Continuously advertised on the agent’s website and within the agent’s up to date commercial stock availability lists; 

iv. Registered and continuously advertised through the Midas Partnership’s Commercial Property database Evolutive. For details of how to register contact the city council’s Economic Development Section (see Annex 3); and

v. Circulated to other local property agents and the local business community.

The existence of any remaining occupiers will be deemed to constitute evidence of demand for the site/premises, unless clear evidence is provided which outlines their intentions to vacate the site and their reasons for doing so.

3) A Viability Appraisal 

The viability appraisal should provide a clear illustration of the potential to redevelop/ reuse the site/premises in question for a range of employment uses. Its conclusions will be relevant to both the qualitative and market demand appraisals. 

The appraisal should consider a range of potential futures for the subject site/ premises, including:


· The re-use, complete redevelopment or refurbishment of the site/ premises for the current and alternative employment uses. 


· The sub-division or joining up of plots/ sites;


· Revised servicing arrangements; and


It should include details of:

a) The value of the land/ premises (both leasehold and freehold at prevailing market rates); 

b) The cost of works;

c) Any abnormal costs; and

d) Any available grants.

Legitimate costs will include a reasonable level of profit however a lesser financial return on investment relative to other redevelopment or reuse options will not be sufficient reason to justify the loss of employment land/ premises. 


Costs and values should be set at prevailing market rates at the time of submission and a clear justification should be provided for any prices paid that exceed the market value. However, to take account of changing economic circumstances, the appraisal should discuss market conditions over a period beyond the currently prevailing market conditions. This is particularly the case during challenging economic periods.

Comparisons with other similar employment schemes in the local area should be drawn in order to justify the site-specific issues that set the subject site apart from the general supply. This is particularly the case in respect of any ‘abnormal’ costs identified. 








Reasoned Justification


7.1
As described in Section 2 (Employment Land Context) whilst there will be ongoing gross demands for employment land and premises, there is also likely to be a decline in the demand for particular employment uses that will enable certain sites and premises to be redeveloped for other purposes. In this regard, Criterion 2a of UDP Policy E5 seeks to determine whether there will be any ongoing interest in a particular site/premises for employment uses and as such whether it remains a viable element of the city’s overall supply of employment land/floorspace. 

7.2
The onus in criterion 2a is on the developer to “clearly demonstrate” a lack of current or likely future demand. In order to do this, applicants will be expected to provide a detailed appraisal of the site/premises in question. 

7.3
The appraisal should provide evidence-based conclusions in respect of the reasons why demand has not been, and is unlikely in the future to be, forthcoming. Whilst a full justification in relation to each of the elements described in Policy EMP3 above will normally be required, the level of detail and type of evidence and analysis presented should be proportionate to the scale and nature of the site and or premises in question. This should be agreed with the city council at the earliest opportunity.

7.4 It is important that 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. The property market is generally cyclical with corresponding highs and lows in terms of demand and values, and the city council is keen to avoid making decisions on alternative uses relevant to existing employment land based solely on poor market conditions at a given point in time. In particular, costs and values can change considerably over time and in order that decisions are made on the up-to-date situation, it is important that they are set at prevailing market rates within any viability appraisal, rather than the price paid which may have been significantly different to the current value
.  

7.5 However, given the changing market circumstances, applicants should look at the potential for demand being forthcoming over the short, medium and longer term, looking beyond the period in which current conditions are likely to prevail. For example, the current (i.e. summer 2009) economic climate is likely to mean that demand for premises and land will be limited across most parts, if not all, of the city, but this situation will improve over time. If too much land is released for other uses now, then there could be a significant shortfall in employment land in the city in the future. 

7.6
The Employment Land Review (ELR) provides broad conclusions about employment areas from a market perspective towards modern employment users. There will always be a need for lower grade employment areas which form an important part of a balanced portfolio of sites and premises. Indeed, the ELR describes that of those sites which are currently average or below average, and will remain so in the future, “some serve an important role for local users and/or low end users, and will continue to do so in the future. Others may have a limited function to play and could be considered for alternative (more economic) uses”
. 


7.7
The ELR gives an overall indication of the future prospects of the city’s main employment areas. However, it recognises that even those that are identified as being of relatively poor quality with a challenging future may continue to serve an important role for local uses
. The detailed appraisals required under this policy will help to establish whether that is the case for individual sites and premises, or whether they can be released for other uses because there is no realistic prospect of them being reused/redevelopment for employment purposes. Therefore, whilst the qualitative conclusions in the ELR will be a material consideration in the determination of planning applications, and a key reference point for future strategies, they will not be sufficient of themselves to justify the introduction of non-employment uses in to an established employment area. 

		Policy EMP4 

Demonstrating that there is a strong environmental case for rationalising land uses or creating open space (UDP Policy E5 Criterion 2b)

A) Rationalising Land Uses


For the purposes of UDP Policy E5 rationalising land-uses is defined as the reordering of uses in, or the redevelopment of, an area to address specifically identified issues or objectives.


A strong environmental case for rationalising uses will need to demonstrate that the current use has a significant negative impact on the surrounding area by virtue of unacceptable and abnormal levels of one or more of the following factors, that cannot be acceptably mitigated:


· Odour, dust or other emissions; 

· Noise; 

· Vibration; 


· Traffic generation; or

· Other pollutants.

The statement should explain how the factors identified could only be addressed through the introduction of non-employment uses, rather than by other means of mitigation or the introduction of alternative employment or similar uses.


B) Creating Open Space


A strong environmental case for creating open space will need to demonstrate that the site/ premises provides a particular opportunity for the creation of open space that could not be achieved elsewhere in the local area.


The statement should explain how the need to provide additional open space overrides the need to retain the employment site/ premises in question. This could relate to such issues as a significant, demonstrable gap in the provision of open space in order to meet required standards or the mitigation of an identified flood risk hazard through the provision of a flood storage area.





Reasoned Justification


7.9
Criterion ‘2b’ of Policy E5 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. 

7.10 In respect of the rationalisation of uses, most of the city’s established employment areas are likely to create some environmental impact on surrounding uses. Potential developers will be required to show that the issues identified in their particular case are beyond what could be considered ‘normal levels’, and the only way in which they could be addressed is through the introduction of non-employment uses. Such circumstances are likely to be extremely limited and prospective developers will be required to set out their case in detail, demonstrating that all options for retaining existing and alternative employment uses have been considered.

7.11 The provision of open space is a key element of creating successful sustainable communities but it can often be difficult to identify new opportunities within the city’s urban area. There may therefore be instances where the loss of employment sites/ premises could be justified on the grounds of delivering open space to meet an identified need or strategic objective. Such a need could relate to significant gaps in the local supply or could relate to the provision of open space to provide flood storage areas. Any such argument should clearly show that the issues identified could not be addressed by other means and are of such significance that they outweigh the need to protect the relevant employment land/ premises.

		Policy EMP5

Demonstrating that a development will contribute to the implementation of an approved regeneration strategy or plan for an area (Criterion 2c of UDP Policy E5)

For a regeneration strategy or plan for the area to be relevant in these terms the strategy/plan must:


· Have been given formal approval by the city council; and 


· Specifically incorporate proposals to release land or buildings within an established employment area for the provision of non-employment development. 


In these circumstances, the application’s supporting statement should:


· Identify the regeneration strategy concerned; 


· Specify the policies and proposals within it that advocate the introduction of non-employment uses; and 


· Describe how the proposed form of development would contribute towards the implementation of the strategy.








Reasoned Justification


7.12
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/framework, which has been formally approved by the city council. 


7.13
Such strategies can play an important role in managing change across Salford, including the supply of employment land. For example, through such strategies, the city council may wish to identify specific employment areas that is does not consider to have a long-term future, informed by the ELR and other assessments. This will help to provide more certainty and plan for the relocation of any remaining businesses where appropriate. The need to support regeneration may also require the redevelopment of some existing employment sites in order to deliver the coordinated enhancement of the area, and adopted strategies could also provide an important level of certainty in this regard.

7.14
The council’s regeneration section (Sustainable Places) will be able to provide further information in respect of the status of individual regeneration strategies, contact details are provided in Annex 3.

		Policy EMP6 


Demonstrating that a site is allocated for another use in the Unitary Development Plan (UDP Policy E5 Criterion 2d)

Where a prospective developer seeks to demonstrate that the introduction of non-employment uses into an established employment area is justified with regard to criterion 2d of UDP policy E5, the supporting statement should specify the relevant allocation policy that supports and promotes the proposed development.

For the purposes of Criterion 2d of UDP Policy E5, the site must be allocated under one of the following UDP Policies:


· MX3 – Sites for a Mix of Open Space and Built Development;


· H9 – Sites for New Housing;


· E1 – Strategic Regional Site, Barton;


· E4 – Sites for Employment Development;


· S5 - Site for New Retail Development;


· EHC9 – Site for the Provision of a School; 

· EHC10 – Site for the Provision of Cemetery Facilities; and


· R6 – New and Improved Recreation Land and Facilities.

Land within the UDP Policy MX1 designation is not an allocation for the purposes of criterion 2d of UDP Policy E5.








Reasoned Justification


7.15
Criterion 2d of UDP Policy E5 allows for the redevelopment of employment land/premises for non-employment uses in circumstances where it has been specifically allocated for a non-employment use within the UDP.

7.16
UDP Policy MX1 (Development in Mixed-use Areas) is an area-based policy providing general guidance in support of the development of a vibrant mixed-use area. The policy does not however allocate land for specific uses and therefore is not applicable in respect of this criterion of UDP Policy E5. Further guidance on the relationship between UDP Policies E5 and MX1 is provided in section 8.

8.0 
Relationship between Unitary Development Plan Policies E5 and MX1

		Policy EMP7 

Established Employment Areas within the area covered by UDP Policy MX1.


Within the area covered by UDP Policy MX1 the mixed-use aspirations of this policy will take precedence over the protective guidance under criterion 2 of UDP Policy E5.

Applicants will still be required to demonstrate compliance with criterion 1 of UDP Policy E5. 





Reasoned Justification


8.1
UDP Policy MX1 (Development in Mixed-use Areas) of the UDP identifies a large area (broadly covering Salford’s part of the Manchester/Salford Regional Centre) to be developed as a vibrant mixed-use area with a broad range of uses and activities. 

8.2
The aspiration for a vibrant mixed-use Regional Centre lies at the heart of the UDP (the Spatial Framework and Policy MX1) and has been re-enforced through Policy MCR2 of the Regional Spatial Strategy (RSS). 


8.3
The area already includes a variety of land-uses including a number of established employment areas which would normally be protected from non-employment uses under the guidance in UDP Policy E5. Clearly therefore there is a tension between the protective guidance under UDP Policy E5 and the local and regional mixed-use aspirations for the Regional Centre. 


8.4
It is considered that, within the area covered by UDP Policy MX1, the mixed-use aspirations of that policy should take precedence over the protective tests under criterion 2 of UDP Policy E5, particularly as the RSS post-dates the UDP. However, in order to ensure that the operating conditions of any remaining employment uses are not compromised, demonstrable compliance with criterion 1 of UDP Policy E5 will still be required. 


8.5
In support of development proposals within the Regional Centre applicants should demonstrate how their scheme takes advantage of their location within this strategically important policy area, particularly in respect of its primary economic role. Potential applicants should, in particular, demonstrate compliance with UDP Policies MX1 (Development in Mixed-Use Areas) and DEV6 (Incremental Development), RSS Policy MCR2 (Regional Centre and Inner Areas of Manchester City Region) and any other relevant planning guidance/ strategy documents.   


9.0
Implementation, monitoring and review

Implementation


9.1 This Supplementary Planning Document (SPD) will primarily be implemented through the determination of planning applications and influencing the development of proposals within the city’s employment areas. The publication of strategy and masterplans by the city council will also assist, particularly in terms of demonstrating compliance with SPD Policy EMP5 and criterion 2c of UDP Policy E5.


9.2 The SPD does not have the status of the development plan (for the purposes of Section 38 of the Planning and Compulsory Purchase Act 2004), but will be an important material consideration in determining planning applications.


Monitoring


9.3
The effectiveness of the SPD will be assessed as part of Salford’s Annual Monitoring Report. This will identify the changing levels of employment land supply, losses and completion rates. It will also assess whether there have been any problems in implementing the SPD and consider whether it is having its intended effects. 

9.4
The key indicators will relate to the supply of employment land, take-up rates, employment land losses and wider indicators related to economic success.


Review


9.5
The assessment of the SPD’s performance in the Annual Monitoring Report, future updates to the Employment Land Review, feedback from its implementation through the development management process, and updates to the wider policy framework will help to identify whether there is a need for the SPD to be reviewed. UDP Policy E5 will be replaced once Salford’s Core Strategy has been adopted, which will require a review of this SPD.


ANNEX 1  


Unitary Development Plan Policy E5 – Development Within Established Employment Areas


[image: image2] 


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 2 

Unitary Development Plan Policy MX1 – Development in Mixed Use Areas.



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 ‘Knowledge Capital’. 


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. 


Annex 3 – Useful Contacts

Developers are actively encouraged to enter into pre-application discussions about their proposals. In Salford, the city council and the Urban Vision Partnership (acting as consultant to the city council) deal with planning and development matters.


In relation to this SPD, contact Salford City Council for advice on:


· Regeneration issues;


· Planning policy issues; and


· Economic Development issues.


Contact the Urban Vision Partnership for advice on:


· Development Control matters, including planning applications and pre-application discussions.

City council contact details are:


Sustainable Regeneration Directorate


Salford City Council


Salford Civic Centre


M20 5BY

		Spatial Planning and Sustainable Places


Tel: 0161 793 3782




		Economic Development


Tel: 0161 793 2901





Urban Vision contact details are:


Planning - Building and Development Control

2nd Floor, Emerson House 
Albert Street 
Eccles 
M30 0TE

Tel: 0161 909 6545


All Salford city council publications are available on the council’s website (www.salford.gov.uk). To assist people with particular needs, many of the documents can be made available in large print, Braille, audiotapes and in a number of alternative languages on request.


UDP 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: 



the modernisation and refurbishment of existing buildings; 



the redevelopment of land and buildings for employment purposes; 



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



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



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: 



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



one or more of the following apply: 



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



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



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



the site is allocated for another use in the UDP. 











UDP 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: 



Chapel Street East; 



Chapel Street West; 



Salford Quays; and 



Ordsall Lane Riverside Corridor. 



Appropriate uses within these areas will include: 



housing; 



offices; 



tourism, including hotels; 



leisure; 



cultural uses; 



education; 



community facilities; 



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



essential infrastructure and support facilities; and 



knowledge-based employment, including live-work units. 



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



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



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; 



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



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



the size of the site; and 



the potential to support the establishment, expansion and success of the Knowledge Capital, in accordance with � HYPERLINK "http://services.salford.gov.uk/udp/chapter_194.html" \l "task_340_ID_169" �Policy E 3 ‘Knowledge Capital’�. 











UDP Policy MX1
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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: 



Chapel Street East; 



Chapel Street West; 



Salford Quays; and 



Ordsall Lane Riverside Corridor. 



Appropriate uses within these areas will include: 



housing; 



offices; 



tourism, including hotels; 



leisure; 



cultural uses; 



education; 



community facilities; 



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



essential infrastructure and support facilities; and 



knowledge-based employment, including live-work units. 



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



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



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; 



the contribution that the proposed development would make towards securing activity in the area throughout the day; 
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� Central Salford URC & Salford City Council (2008) Salford Employment Land Review



� Salford City Council (2007) Unitary Development Plan Policy E5 – Development Control Practice Note.



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review



� The gross land requirement is the total amount of employment land required for development over the period. It takes no account of the amount of employment land potentially being lost over the period.



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review - page 103.



� The remaining part of the Barton Strategic site (some 49.6ha or approximately 148,800sqm of floorspace based on a 30% plot ratio) has not been included within the supply calculations in line with the Regional Spatial Strategy which does not include inter-modal freight terminals within the identified supply of employment land. 



� The supply figures are taken from page 103 of the Employment Land Review with the addition of potential floorspace on any remaining Unitary Development Plan Employment Allocations (Policy E4). The Employment Land Review compared future requirements with the “committed” supply (deemed to be planning permissions, schemes under construction and available stock), however remaining allocations are also included here for completeness.



� The net change of employment land derived from economic modelling shows the change in employment land over the period taking account of both losses and additions.



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review - pages 16 to 19.



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review- pages 98 to 99.



� The North West of England Plan – Regional Spatial Strategy to 2021 - policy W4



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review - paragraph 10.27 page 112.



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review - pages x and xi.



� This approach has been endorsed in appeal decisions, see for example Loadace Ltd v Taunton Deane Borough Council (Appeal Reference APP/D3315/A/08/2080026)



� Salford Central URC & Salford City Council (2008) Salford Employment Land Review - paragraph 6.13 page 54.



� Salford URC and Salford city council (2008) Salford Employment Land Review – paragraph 6.13.
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