5A/Barton Willmore (8021)


MATTER 5 – ECONOMIC DEVELOPMENT

SUB-MATTER 5A – EMPLOYMENT LAND POLICIES

5A.1
Should the Draft RSS include indicative employment growth targets or employment land/floorspace targets?

1.
If there are no employment targets then there is nothing to monitor against and no policy basis to guide LPAs as to what they need to provide for.  The aim of indicative targets should be so that regular monitoring can take place to see if the objectives of the Regional Employment Strategy (RES) translated into RSS are being delivered, and if not to flag up that intervention is needed.  Without such targets then we feel that the draft RSS is unsound assessed against criteria (i), (ii), (iv) and (xii) of PPS 11.

2.
We feel that it would be a mistake for the RSS to try to plan for employment land or floorspace targets given the length of the plan period and the potential for factors such as smart growth and changes in occupier trends to influence space requirements.  In our opinion it would be better to provide indicative job growth targets and then to allow LPAs through their DPDs to translate this into land allocations based on up to date employment land reviews and assumptions agreed through the examination process.  

3.
In our view overall jobs growth targets for each sub region should be set out in policy in Section D2.  A decision should be made as to the jobs – housing figures alignment for each sub region.  Once this has been set then sub regional/district indicative job targets should be identified, either based on a housing led or an economy led strategy depending on the outcome of the housing – jobs alignment debate, and be set out in policy in Section D2.  Such a cross cutting policy would then  provide the context for the more detailed polices that should be contained in the sub regional strategies themselves that should focus on how the jobs targets are to be met, at what strategic locations and what general site criteria should be used to identify site allocations at the DPD stage.

4.
We would expect to see a Table identifying job growth targets on a similar basis to that contained in the draft East of England RSS (See Appendix 1).

5A.2
Does the draft RSS provide appropriate guidance on the scale and location of employment land needed (Policy RE2 and sub regional strategies)?  Should strategic employment sites be identified?


Scale
5.
If on a regional basis job targets have been set then scale in terms of employment land does not need to be addressed at the cross-cutting level and can be left to sub regional strategies to set.

6.
It is accepted that there is a difficulty in translating with any certainty jobs targets into land requirements because it is unclear how much of an influence Smart Growth factors will have on the need for additional floorspace to meet economic expansion, job densities etc over time as trends and preferences change.  However, it has been possible for some of the sub regions to set out what they think are the likely employment land requirement of job growth, but no uniform and comprehensive approach has been adopted.  Whilst this might have been preferred this does not create an unacceptable situation in our view.

7.
The debate on the detail of the identified general locations, scale and unidentified locational criteria set out in each of the sub regional strategies can be had at the appropriate round table session.


Location

8.
We do think that it is helpful to include a general policy in Section D2 on employment land locations that should be followed in the sub regional strategy policies.  However, policy RE2 could helpfully be augmented by inclusion of some of the criteria of policy SH7 of Section E1- South Hampshire sub regional strategy.  This brings to bear a more focused commercial reality.  A suggested reworded policy is attached at Appendix 2.

9.
There might also be benefit in considering the different needs of the sub regions.  Those that have a sluggish economy and where the strategy is to promote and attract businesses that might not otherwise choose the location must provide sites that will be commercially attractive, more attractive than in other parts of the region, in order to secure interest.  This might mean that some release of green field sites might be needed in the plan period.  The general location for such land releases are likely to be strategic employment sites in nature and should be identified in section D2.

10.
Just because a sub regional economy might be successful and in demand as a place to locate, it is still important to ensure that this remains the case over the plan period.  A continued supply of commercially attractive sites will need to be ensured.  Therefore to meet the growing economy it might not be possible to accommodate all business needs on existing employment sites or on brownfield sites if they are not suitable.  So as well as quantitative considerations qualitative considerations should also be factored into locational polices on employment sites.  This approach has also been included in the draft revision proposed to Policy RE2 in Appendix 2.


Strategic Employment Sites

11.
We feel that the general strategic locations for existing and proposed employment should be identified in the cross- cutting section D2 so that an overall appreciation for the region can be secured without having to review each of the sub regional strategies individually to understand this.  This could be generated by extracting the information presented in the sub regional strategies.

12.
In terms of identifying strategic employment sites at the RSS level this is more complex.  It would appear that at the East of England RSS the preference, following debate, was to leave it to LDDs to identify ‘strategic sites’ but having regard to the general ‘strategic locations’ identified in the RSS.
13.
In our view it would be possible and potentially desirable to identify ‘strategic employment sites’ in the RSS.  However, the definition of  or criteria for identifying strategic employment sites should not, as at the East of England debate,  necessarily focus on the size of site (although this could be one facet) but focus more on how well it meets the needs of types of businesses that the RES and the sub region are seeking to retain or attract.  Therefore if strategic sites are to be included in the RSS it is first necessary to identify what businesses or sectors are to be targeted e.g. a sector of the economy that might not be present in the local or sub regional area, such as major office based HQ functions or major distribution hubs, or to reinforce a particular sector, e.g. to meets the needs of a science, pharmaceutical or research sector, perhaps connected to universities etc.  Then to find and protect sites that meet the requirements of the businesses that are being sought, e.g.

-
Well located to the strategic road and other travel networks and/or other business or university or research clusters, airports etc, where necessary; or

-
Be capable of delivering on site a high quality setting with the necessary technological  infrastructure required by the target business sector(s); or


-
Be of an appropriate scale; or

-
Be part of a large scale mixed use scheme designed to regenerate or expand an area and provide businesses with a labour pool in an environment that workers will want to live in.
14.
Strategic sites/locations should be identified at the sub-regional strategy level and following this a policy should be included in Section D2 summarising these locations/sites so that an overall picture can be given across the whole region of where such sites are to be identified.

15.
Examples of such strategic sites could include:


-
The Slough Trading Estate;

-
Former DERA site, Chertsey; and


-
Ford Enterprise Hub, Ford Airfield, Nr. Littlehampton.


-
Micheldever Station Market Town, Hampshire.
16.
Other potential strategic sites/locations will no doubt be identified by promoters through the sub regional debates.

5A.3
Does the draft RSS provide appropriate guidance to deliver regeneration in those areas that need it?  How successful are the tools set out in Policy CC9 and RE5 likely to be in reducing intra regional disparities?

17.
In terms of inter-regional disparities the approach should not be one of constraining prospering sub regions in an effort to allow less prospering sub regions to catch up through default.  The aim should be to continue to support and plan for the continued expansion of prosperous economies providing appropriate sites for development, appropriate car parking ratios and investment in infrastructure and housing.  Therefore to achieve this, the draft RSS must ensure, amongst other things, the right balance is struck between the jobs and housing alignment.  This is, perhaps more important than the existing content of Policies CC9 and RE5, or at the very least equally important.

18.
In the less prosperous sub regions the objective should be to try to do the same as in prosperous sub regions but do it better through identifying and bring forward for development very attractive commercial sites with better transport connections etc.  More public sector investment should be focused on poorly performing sub regions but sufficient public sector investment should be maintained in prosperous sub regions to ensure they continue to be prosperous.

19.
In our view an important element to promoting economic growth in areas that are not immediately attractive to the market (broadly in the east of the south east) is to ensure that the circumstances that businesses will find attractive as pre-requisites are in place.  This therefore often means that business will come only after appropriate housing and other facilities are in place to attract an appropriate labour pool and transport connections are provided that are reliable, fast and efficient.  Until these underlying requirements are there it is unlikely that businesses will come.  The economy is unlikely to be the pioneer in regeneration.  It is often housing led regeneration that is successful in then attracting economic development to follow on.  This requires an element of faith in the longer term goal that employment will follow residential and residential development will not just assist commuters by providing them with cheaper homes from which they can commute out to other sub regional economies.

20.
In areas in need of regeneration employments sites need to be allocated that are sufficiently attractive to entice businesses to either relocate from already successful economies (broadly the west of the south west) or to attract inward investment and out compete other locations.  In many instances this will require Greenfield employment sites well located to the transport networks and/or employment sites that form part of a wider mixed use redevelopment proposal where the income generated by the value of the residential and other land use components can off-set the costs of bringing employment sites up to grade and thereby off-set the existing strong pull of the west of London as a natural choice for businesses serving more than a local catchment.

21.
In our view it would therefore be appropriate for the policy RE5 to include some guidance on site characteristics.  It would be possible, for instance, to include, like policy SCT4 in Sussex Coast sub regional strategy, an additional bullet point confirming that as an exception to general policy, LPA’s in allocating employment sites in their DPDs should give consideration to allowing for some infringement of environmental constraints on development in specific instances, but only where there is a clearly justifiable case for delivering economic regeneration and the harmful impacts of development can be satisfactorily mitigated.

APPENDIX 1

Policy E2: job growth

Local development documents will include policies to secure the job growth targets identified below.

Projected job growth

2001 to 2021

Bedfordshire

Luton/Dunstable/Houghton Regis






 – 1

Bedford/Kempston/Northern Marston Vale 





– 1

Rest of Bedfordshire 







9,000

Cambridgeshire

Cambridge sub-region (part) 






70,500

Greater Peterborough sub-region2 






21,900

Rest of Cambridgeshire 







500

Essex

Thames Gateway South Essex 






55,000

Stansted/M11 sub-region (part)3 






31,100

Haven Gateway (part) 20,300

Rest of Essex (including Cambridge sub-region (part)) 



9,600

Hertfordshire

Stansted / M11 sub-region (part )3 






8,900

Rest of Hertfordshire 







55,800

Norfolk

Norwich sub-region and Great Yarmouth/Lowestoft sub-region (part) 


32,700

Rest of Norfolk 9,900

Suffolk

Great Yarmouth/Lowestoft sub-region (part) 





4,700

Haven Gateway (part) 







29,400

Rest of Suffolk (including Bury St Edmunds and the Cambridge sub-region (part))

17,800

Region 









421,5004

Regional and sub-regional monitoring of economic and employment heads will be undertaken to track delivery of regional economic objectives and to ensure early identification of any intervention required.

1 The growth figures for the growth areas in Bedfordshire were debated as part of the Milton Keynes South Midlands (MKSM) sub-regional strategy inquiry in 2004. They were subsequently reported upon in the Panel’s recommendations August 2004, and are subject to further consultation before being finalised in the early part of 2005. The RSS cannot duplicate the proposals of the MKSM strategy, so employment figures are excluded from this schedule. The MKSM proposals must be added to the Bedfordshire figures in this policy.

2 The figure for Greater Peterborough comprises 17,400 for Peterborough unitary area. The remainder covers those areas of Fenland and Huntingdonshire that lie within the Peterborough sub-region strategy area.
APPENDIX 2
APENDIX 2 – RE-WORDED POLICY RE2

“In preparing Local Development Documents, LPA’s will have regard to Policies REX- REX and those of the relevant sub-regional strategy in identifying and planning for the location, quantity and nature of employment land.  

LDDs will review all extant allocations of land for employment development and those existing sites in employment development that owners seek an alternative use for and allocate to alternative uses those sites which cannot be economically developed/redeveloped or which for other substantiated reasons are not suitable for employment purposes, or where they will be surplus to likely demand in the plan period.

Sites allocated by LDDs for employment development in each district should be based on the following criteria:

1. Provide for the needs of businesses, including qualitative needs, recognising that most demand will be for business services, distribution and advance manufacturing; and

2. Be in locations identified by the sub regional strategy and that meet business requirements and ideally:

a. Be in locations that generally are or will be accessible to the existing and proposed labour supply;

b. Make efficient use of existing and underused sites and premises through higher density redevelopment and increasing the intensity of use;

c. Focus development on and adjoining urban areas;

d. Promote mixed use redevelopment and introduce complementary supporting uses for the labour force on site, such as ancillary retail, health and leisure facilities, crèches etc, where appropriate;

e. Be in locations that promote the use of a variety of means of transport; and

3. Be capable of being developed within the required timescale.

Sites allocated by LDDs for employment development and land already in use for employment purposes that meet the above criteria should be safeguarded for that purpose.”
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