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Study Context

Drivers Jonas and WM Enterprise were commissioned in May 2007 to
prepare an Employment Lane Review for the Central Lancashire Area, in
accordance with good practice guidance and relevant planning policy, on
behalf of Chorley Borough Council, Preston City Council and South Ribble
Borough Council.

This section provides background to the study in terms of:
n Aims and Objectives;
n The Brief;
n Context; and

n Outputs

Aims and Objectives

The aims and objectives of this study, derived from the Councils’ brief can
be summarised as:

n ldentifying employment sites and buildings to be retained for employment
uses and those which could be released to other uses;

n Identifying the future quantity of land required;

n Assessing these requirements based on different scenarios arising from
different growth levels and emerging external strategic policy drivers; and

n Identifying in broad terms the quantity, location and type of sites needed to
meet future employment land requirements.

The Brief

The Employment Land Review has been commissioned to examine the
economic needs and development needs of the Central Lancashire Area in
terms of future land provision, covering both urban and surrounding rural
areas, for the period up to 2021. The review is also required to integrate
the work and findings of the Central Lancashire City: Office Need
Assessment prepared by Drivers Jonas (together with QESR) in 2006.

The review will provide objective evidence in support of policy decisions
relating to the promotion of a strong, stable, productive and competitive
economy in the area in line with the provisions of PPS1. This review will
inform Local Development Framework Documents for the three local
authority areas, and will assist in ensuring an adequate supply of
employment land across the study area through to 2021.

Specific issues to be considered as part of the study set out in the brief
include:

n The amount and type of employment land required up to 2021;
n Retention or release of existing older employment areas, sites and premises;

n Individual employment sites/ premises which are not on estates or identified
as allocations;

n Potential for mixed use development;

n An assessment of vacancy rates and availability of types and mixes of
premises;

n Employment land provision in rural areas to support rural diversification;
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n The role of planning policies in promoting small units to accommodate new
and small businesses to ensure a strong mixed economy;

n Improving the prospects of rural and market town economies;
n Potential obstacles to development of individual employment sites;

n Appraisal of current local plan policies (retention of employment land) to
assess whether the areas subject to these policies are appropriately
protected; and

n Accessibility and spatial distribution on a Central Lancashire Area basis.

In line with national planning policy guidance and good practice,
requirements for the following types of employment uses / sectors have
been considered as part of the review:

n Offices, both in town centres and elsewhere, including those for public
administration;

n Light and general industry;
n  Wholesale and freight distribution; and
n High technology premises, including research and development.

Context

National Planning Policy Statement PPS3 paragraph 44, highlights the
importance of reviewing employment land. It states that local planning
authorities should, in their previously-developed land strategies, consider
whether sites that are currently allocated for industrial or commercial use
could be more appropriately re-allocated. An employment land review
(carried out in accordance with ODPM good practice guidance) can identify
if there is a realistic prospect of the allocation being taken up for its stated
use during the plan period.

In accordance with the brief, the study has considered the Central
Lancashire Area as a whole and analysis has also been provided for each
of the three local authority areas. In addition the area has been divided into
more detailed geographical areas to allow further analysis. A plan
illustrating these boundaries is included at Appendix 1. A ‘best fit'’ of study
sub-areas using ward and super output areas is shown in Table 1.1 below.

Table 1.1: Sub-Areas and Associated Wards

Local i

ONS Middle L S
Authority Sub Area Ward ladle ayer* uper
Area Output Area

Clayton-le-Woods North
Clayton-le-Woods West and Cuerden

Clayton-le-Woods and Whittle-le-Woods Chorley 001
Astley Village and Buckshaw Chorley 003
Euxton North Chorley 005

Chorley Euxton South Chorley 006

Borough Central Chorley North East Chorley 008

Council Chorley North West Chorley 009
Chorley East Chorley 010
Chorley South West Chorley 012
Chorley South East Chorley 013
Coppull

Adlington and Anderton

East Brindle and Hoghton Chorley 002
Wheelton and Withnell Chorley 004




CHORLEY, PRESTON & SOUTH RIBBLE
EMPLOYMENT LAND REVIEW TO 2021

,I’j\z(t:r?:)rity Sub Area Ward ONS Middle Layer Super
Area Output Area*
Pennine Chorley 014
Heath Charnock and Rivington
West Lostock Chorley 007
Eccleston and Mawdesley Chorley 011
City Centre Town Centre Preston 017
St Matthews
St Georges Preston 011
Fishwick Preston 012
Inner Area Deepdale Preston 014
University Preston 015
Moor Park Preston 016
Tulketh
Lea
Preston City gigzlrsway Preston 005
Council Western Cadley Preston 008
Suburbs / Preston 010
Greyfriars
Preston 013
Ashton
Larches
Ribbleton Preston 003
Brookfield Preston 004
Eﬁﬁf;ﬁs College Preston 006
Sharoe Green Preston 007
Garrison Preston 009
Rural Preston Rural East Preston 001
Preston Rural North Preston 002
Farington West
Farington East
Moss Side South Ribble 012
Earnshaw Bridge South Ribble 013
Leyland and Golden Hill South Ribble 014
Farington Leyland Central South Ribble 015
Seven Stars South Ribble 016
Lowerhouse South Ribble 017
Leyland St Marys
Leyland St Ambrose
Howick and Priory
Whitefield
South Ribble Broad Oak South Ribble 001
Borough Middleforth South Ribble 003
Council Lostock Hall, Kingsfold South Ribble 004
Bamber Bridge Charnock South Ribble 005
and Walton le Dale South Ribble 006
Penwortham Bamber Bridge North South Ribble 007
Tardy Gate South Ribble 008
Bamber Bridge West South Ribble 009
Bamber Bridge East
Lostock Hall
Eastern Samlesbury and Walton )
Parishes Coupe Green and Gregson Lane South Ribble 002
Longton and Hutton West
We§tem NZV\? I?onZt:n aLrJ1dOHutt§; East South Ribble 010
Parishes South Ribble 011

Little Hoole and Much Hoole
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In terms of sub-area analysis, where possible boundaries identified in
Appendix 1 have been applied although for a limited number of information
sources concerning existing building stock, notably that derived from the
Office of National Statistics, ward and super-output areas have needed to
be used. This will not however impact on the overall study outputs or
validity of conclusions.

Outputs

The review provides clearly defined recommendations for the study area as
a whole arising from a detailed geographical analysis of quantified demand
in terms of current, latent, expressed and future business needs. This is
aligned to the assessment and forecasting of the location, quantity and
quality of land and premises necessary to meet the needs of indigenous
firms and likely inward investment. The recommendations seek to enable
economic growth in a sustainable manner.
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Outline of Approach and Methodology

This Employment Land Review has been undertaken in line with
Government good practice guidance published by the OPDM (December
2004). The main stages of the study provide:

n A review of the Central Lancashire Area’s employment portfolio;

n A picture of future requirements; and

n Recommendations to ensure an appropriate portfolio of sites.

The stages are briefly described below. Further details on approach and
methodology are set out in subsequent sections of this report.

Stage 1 - Taking Stock of the Existing Employment
Situation

The first stage comprises the following key elements:
n Review of policy and other baseline information;
n Quantitative assessment of floor space (existing and proposed); and

n Qualitative assessment of employment areas and sites.
Information Gathering and Review

As a starting point an inception meeting with Council officers was held to
undertake an information gathering exercise. This enabled a
comprehensive review of existing strategies, studies, policies and other
data to identify a base of information.

Quantitative Assessment

The property profile in terms of quantum and broad distribution across
the Borough has been assessed through a quantitative analysis of
existing employment floor space by B1, B2 and B8 use class and also by
employment sectors (office, manufacturing and warehouse / distribution).

Annual employment land monitor data supplied by the Councils has been
interrogated to derive information on land and potential new floorspace
availability arising from employment allocations and planning permissions
granted (considering both gains and losses for employment arising from
extant planning permissions). A review of the stock of existing occupied
and vacant premises, mainly utilising details recorded on the ‘Locate in
Lancashire’ website and also Office of National Statistics data, has been
undertaken to provide a picture of the total stock of employment floor
space in the study area and its relevant sub areas.

Qualitative Assessment

In accordance with good practice a detailed qualitative assessment of the
main employment sites and areas (as defined by the Councils) has been
undertaken based on a number of specific appraisal criteria. The criteria
consider the following main factors:

n Market (commercial) attractiveness; and

n Sustainable environmental development/ strategic planning and economic
development policy.

For this study a similar approach and scoring to qualitative assessment
applied to the Office Needs Assessment has been utilised. It has been
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adapted slightly however so that it can be robustly applied to other B
Class employment uses. Through this qualitative assessment sites have
been rated and placed in an overall ranking in the area’s employment
hierarchy.

Stage 2 - Creating a Picture of Future Employment
Requirements

In order to create a picture of future requirements, the following analysis
has been undertaken:

n Labour Market Review — Provides an understanding of the structure and
composition of the local labour market to inform forecasts;

n Labour Market Forecasts — Projects forward the structure of the local labour
market to 2021 in order to show how the labour market is expected to change
over forthcoming years;

n Employment Land and Premises Projections — Standard and locally derived
square metre per employee information is used to translate premises
requirements into an overall employment land requirement;

n Scenarios — Consideration of the impacts of different economic scenarios on
the amount of employment land needed;

n Employer Survey — A survey of businesses in the Central Lancashire Area
based on a bespoke questionnaire;

n Impact of each Local Authority — forecasting for the Central Lancashire Area
and for each of its constituent local authorities;

n Review of Market Trends and Demand — An overview of market trends by
location, sector and scale; and

n Impact and Implications of External Forces — Identification of opportunities for
inward investment and threats from the loss of major employers.

Stage 3 - Identifying a ‘New’ Portfolio of Sites

Through the combination of results obtained through stages 1 and 2 of
the study (i.e. the assessment of future requirements / demand in the
context of existing and potential future supply), the Report sets out
various recommendations with a view to ensuring that a balanced,
realistic and sustainable portfolio of employment land is provided.
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Policy Context

This section provides an overview of planning, economic and other policy
and strategy documents of relevance to this employment land review.
Consideration is given to a range of strategies at the national, regional,
sub-regional and council-wide levels to provide a comprehensive picture of
the policy content influencing the study.

National Planning Policy Guidance

PPS1: Delivering Sustainable Development (2005)

The purpose of this statement is to set out the overarching planning policies
for the delivery of sustainable and inclusive patterns of development
through the planning system. Paragraph 5 of the PPS states that the four
main objectives of the planning system are:

= Making suitable land available for development in line with economic, social,
and environmental objectives to improve people’s quality of life;

= Contributing to sustainable economic development;

= Protecting and enhancing the natural and historic environment, the quality and
character of the countryside, and existing communities;

= Ensuring high quality development through good and inclusive design, and
the efficient use of resources; and

= Ensuring that development supports existing communities and contributes to
the creation of safe, sustainable, liveable and mixed communities with good
access to jobs and key services for all members of the community.

In line with the Government’'s commitment to promoting a strong, stable
and productive economy, planning authorities should provide for improved
productivity, choice and competition ensuring suitable locations are
available for industrial, commercial and other developments, whilst
recognising that economies are subject to change.

PPS3: Housing (2006)

PPS3 aims to ensure local planning authorities provide sufficient
developable land with planning permission to meet housing need and
demand and to improve affordability. They must take account of market
information and develop policies which can deliver. The priority for
development should be previously developed land, in particular vacant and
derelict sites and buildings. Regional and local planning authorities are
expected to set Brownfield targets. There must be effective and efficient
use of land and there is a strong emphasis on achieving high quality
housing, especially design quality.

In terms of the effective use of land and targets for the re-use of land that
has been previously developed, guidance notes (in paragraph 44) that:

“In developing their previously-developed land strategies,
Local Planning Authorities should consider a range of
incentives or interventions that could help to ensure that
previously-developed land is developed in line with the
trajectory/ies.” This process should include, amongst other
things: “Considering whether sites that are currently
allocated for industrial or commercial use could be more
appropriately re-allocated for housing development.”
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PPG4: Industrial, Commercial Development and Small Firms (DoE, 1992)

Paragraph 3 of this guidance states that development plans must work
towards giving industrial and commercial developers and local communities
greater certainty about the types of development which will / will not be
permitted in specific locations. Furthermore, paragraph 6 goes on to
outline that:

“Policies should provide for choice, flexibility and
competition. In allocating land for industry and commerce,
planning authorities should be realistic in their assessment
of the needs of business. They should aim to ensure that
there is sufficient land available which is readily capable of
development and well served by infrastructure. They
should aim to ensure that there is sufficient land available
to meet differing needs. A choice of suitable sites will
facilitate competition between developers; this will benefit
end-users and stimulate economic activity”.

Paragraph 9 states that:

“Industry and commerce have always sought locational
advantage in response to various external factors. These
include: the demands of customers; access to raw
materials and suppliers; links with other businesses; the
workforce catchment area; the various transport
considerations. Business often gives high priority to good
access to roads, and sometimes rail, airports and ports”.

With regards to the location of employment uses, the guidance suggests
(paragraph 12) that some types of modern distribution facilities which have
a low density of employment, but are served by a large number of lorries,
are best located away from urban areas where there is good access to the
strategic road network. Furthermore, it is recognised that it may no longer
be appropriate to separate industry and commerce from the residential
communities for whom they are a source of employment.

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

PPS4 seeks to update PPG4: Industrial and Commercial Development and
Small Firms and to incorporate relevant findings and recommendations set
out Kate Barker’s ‘Review of Land Use Planning’ (December 2006) and
subsequently in the White Paper ‘Planning for a Sustainable Future’ (May
2007). The overall emphasis of the emerging PPS4 is on urging local
authorities in England to plan positively for economic development and to
promote new business and economic growth “unless there is a good
reason to believe the costs would outweigh the benefit”.

It is noted that specific planning tools are available to assist local planning
authorities to support their economic goals, for example, though local
development orders and simplified planning zones, thereby removing the
need for separate planning applications. A flexible approach to the supply
and use of land though planning polices will be important to ensure
increased competition and enterprise, enhanced skills and innovation,
increased job opportunities and greater investment. Regional planning
bodies and local planning authorities should use a wide evidence base to
understand both existing business needs and likely changes to the market.
The evidence base should, for example, assess the existing supply of land
though Employment Land Reviews, taking into account the nature and
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character of the area, the needs of the location and different businesses,
and available market data.

Local authorities should avoid the designation of sites for single or
restricted use classes wherever possible and avoid carrying forward
existing allocations where they cannot be justified. A broad range of
business types should be catered for and local authorities should take a
constructive approach to changes of use where there is no likelihood for
demonstrable harm. The use of previously developed land and new uses
for vacant or derelict buildings, including historic buildings and those in rural
areas, should be encouraged. It should be recognised that a site may be
an acceptable location for development even through it may not be readily
accessible by public transport.

PPS6: Planning for Town Centres (2005)

Paragraph 1.8 identifies the range of town centre uses to which PPS6
applies. This includes offices, both commercial and those of public bodies.

PPS 6 promotes a sequential approach the location of major office
developments, promoting first town centres, followed by edge of centre
locations and then out of centre locations well served by public transport.
Specifically it provides guidance on planning for offices in town centres and
identifies that:

= An assessment of the need for new office floor space over the development
plan document period should be carried out as part of the plan preparation
and review process;

= Local need assessments will need to be informed by regional assessments
and will form part of the evidence base for development plan documents; and

m  The physical capacity of centres to accommodate new office development and
the town centre’s role in the hierarchy is also relevant to the planning for new
office development.

PPS7: Sustainable Development in Rural Areas (2004)

Paragraph 2 states that local authorities should be aware of the
circumstances, needs and priorities of the rural communities and
businesses in their area in order that they can ensure that the policies
contained within the local plan are relevant and effective.

With regards to the siting of development, paragraph 5 outlines that local
planning authorities should:

“1) Identify suitable sites for future economic development,
particularly in rural areas where there is need for
employment creation and economic regeneration.

2) Set out in local development documents their criteria for
permitting economic development in different locations,
including future expansion of business premises to
facilitate healthy and diverse economic activity in rural
areas”.

PPG13: Transport (2001)

The key objective, set out in this guidance is to promote accessibility to
jobs, shopping, leisure facilities, and services by public transport, walking
and cycling. Local authorities are advised to consider this when preparing
local development plans and assessing planning applications.




CHORLEY, PRESTON & SOUTH RIBBLE
EMPLOYMENT LAND REVIEW TO 2021

3.17

3.18

3.19

3.20

3.21

3.22

3.23

Paragraph 21 outlines that local authorities should review their
development plan allocations and should allocate or re-allocate sites which
are (or will be) highly accessible by public transport, for travel intensive
uses (including offices). Conversely, less travel intensive uses should be
located where public transport is less effective.

Paragraph 32 states that “local authorities should adopt a positive, plan-led
approach to identifying preferred areas and sites for B1 uses which are (or
will be) as far as possible highly accessible by public transport, walking, and
cycling”.

Paragraph 30 states that development involving large amounts of
employment should be located in city, town and district centres and near to
major public transport interchanges.

Paragraph 44 concerns development within rural areas and states that

“In determining the appropriate strategy for employment in
rural areas, it is important to consider the scale, impact and
likely catchment of developments. Local authorities will
need to weigh up policy concerns but in general terms, the
larger the number of staff employed on site the greater the
need to ensure that development is accessible by public
transport, walking and cycling. Depending on the nature of
use, this may mean locating larger employment uses in or
next to a designated local service centre. Employment
uses which are regional or sub-regional in scale should be
located where they accord with regional planning guidance
and where they offer a realistic choice of access by a
range of transport modes”.

The Barker Review (2006)

Kate Barker was asked to lead an independent review of land use planning
to consider how, in the context of globalisation, and building on the reforms
already put in place in England, planning policy and procedures can better
deliver economic growth and prosperity alongside other sustainable
development goals. While the focus of the review was on economic issues,
the recommendations also sought to advance environmental goals. Key
themes contained in the review were: enhancing the responsiveness of the
system to economic factors; improving the efficiency of the system to
reduce the costs associated with delivering desired outcomes; and
ensuring that there is an appropriate use of land.

The outcome of the review was a series of headline recommendations.
Those of most relevance for this Employment Land Review include:-

m Updating national policy on planning for economic development (PPS4) to
ensure that the benefits of development are fully taken into account in plan-
making and decision-taking, with a more explicit role for market and price
signals;

m  Supporting the town centre first policy; and

= Ensuring that new development beyond towns and cities occurs in the most
sustainable way.

With regards to employment and employment land, the review suggests
development plan policies should consider how the drivers of productivity
can be supported, highlighting the benefits that employment and
investment can bring an area and how they can be realised in their region /
locality. Business interests therefore need to be taken into account as

10
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development plan documents are being prepared to ensure the role of
market signals are recognised and allocations are relevant and up to date.
Allocations should comprise of a range of sites in terms of size, use class,
accessibility and availability, whilst the plan as a whole should have strong
links to infrastructure provision. In short, the Barker Review recommends
that an elevated status should be attached to business and economic
issues in the planning process.

Planning White Paper (2007)

The White Paper sets out the Government’s detailed proposals for reform
of the planning system in response to the recommendations made by Kate
Barker and others in respect of planning. The aim is to create a planning
system that positively supports economic development and encourages
greater investment, both domestic and foreign, in the UK economy.

The vision contained in the paper is for a:

“planning system which supports vibrant, healthy
sustainable communities, promotes the UK'’s international
competitiveness, and enables the infrastructure which is
vital to our quality of life to be provided, in a way that is
integrated with the delivery of other sustainable
development objectives, and ensures that local
communities and members of the public can make their
views heard.”

There is continued emphasis on the development of brownfield land and
locating development in sustainable locations to reduce the need to travel.
It further focuses upon town centre planning and the role of planning in
dealing with climate change.

It is noted that to be competitive, business needs to respond much more
quickly to changes in market conditions. Here, planning can help by being
responsive and efficient, and supporting vital economic development in a
way which ensures it is consistent with wider environmental and social
objectives.

Changes in the way Local Planning Authorities approach and address
economic development decisions are also suggested. In particular:

= In decision taking planning authorities should take full account of the longer
term benefits, as well as the costs, of development that will create jobs,
including those with wider benefits to national, regional or local economies by
improving productivity and competitiveness;

= There will be a new approach to determining planning applications which do
not have the specific support of plan policies, using market information as well
as environmental and social information;

= Development plans should promote mixed-use development and respond to
new forms of economic development enabling each locality to fulfill its
potential; and

= Authorities should make better use of market information and other relevant
evidence in planning for sustainable economic development and in
considering specific proposals for development.

Employment Land Reviews Guidance Note, ODPM (2004)

This guidance note was prepared by Environmental Resources
Management on behalf of the ODPM (now DCLG). The primary purpose of
this guide is to provide planning authorities with effective tools with which to

11
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assess the demand for and supply of land for employment. In particular,
sites allocated for employment need to reflect the changing requirements of
businesses and local economies. This guide seeks to help those in the
planning system 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
other uses.

The document contains advice on how to approach undertaking
employment land reviews, how the reviews should relate to and inform the
Development Plan and sets out the following three stage approach to
undertaking such reviews:

m Stage 1 — Take stock of the existing situation, including an assessment of
‘fitness for purpose’ of existing allocated employment sites;

m Stage 2 — Compile a picture of future requirements by using a variety of
means (i.e. economic forecasting, considering recent trends and/or assessing
local property markets) to assess the scale and nature of likely demand for
employment land and available supply in quantitative terms; and

m Stage 3 - Identify a ‘new’ portfolio of sites by undertaking a more detailed
review of site supply and quality. Identification and designation of new
employment sites should also take place to create a balanced local
employment land portfolio.

Paragraph 2.25 of the guide identifies that employment land reviews should
focus on those employment land uses or premises which are within the
scope of PPG4 (DoE 1992), specifically:

m Offices, both in town centres and elsewhere, including those for public
administration;

= Light and general industrial;
= Wholesale and freight distribution; and
= High technology premises, including research, business and science parks.

Our approach to this study takes account of relevant advice contained in
this guidance note building it into our existing methodologies. It is
acknowledged that this guidance note does not from a definitive statement
of government policy; however it nevertheless provides reasonably up to
date information on approaches to undertaking an employment land review.

Regional Policy

Regional Planning Guidance for the North West (RPG 13), Government
Office for the North West (2003)

The current adopted regional policy guidance for the study area is Regional
Planning Guidance for the North West (RPG 13 March 2003). The purpose
of the guidance is to provide a regional spatial strategy and broad
development framework for the Region within which local authority
development plans and local transport plans can be prepared.

The overriding aim of RPG 13 is to promote sustainable patterns of spatial
development and physical change. Key objectives therefore include
achieving greater economic competitiveness and growth, securing urban
renaissance, sustaining and reviving rural economies, securing a better
image for the region and improving accessibility.

12
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Chapter 2 (Core Development Principles) identifies a number of measures
that will be used to help meet the aims of RPG. Those which relate more
specifically to land for employment can be summarised as follows:

m  Supporting and attracting the development of businesses and skills, especially
those related to the key economic sectors identified in the Regional Economic
Strategy;

= Ensuring the integration of physical development;
= Delivery of attractive mixed use neighbourhoods;

= Reducing the need to travel through the location of uses which generate travel
demand;

= Focusing a significant amount of new development and investment in the
centre and surrounding inner areas of the two big cities — Liverpool and
Manchester/Salford — and those parts of other cities and towns that urgently
require urban renaissance;

= Developing and diversifying the economy of the rural parts of the Region;

= Promoting economy in the use of land and adopting a sequential approach to
meeting development needs; and

= Restoring derelict and neglected land and buildings.

Four Core Development Policies are identified. This includes DP4
(Promoting Sustainable Economic growth and Competitiveness and Social
Inclusion), which states that local authority development plan policies
should ensure investment, to the fullest extent possible, to help grow the
Region’s economy in a sustainable way and produce a greater degree of
social inclusion. Opportunities should be taken to reshape and restructure
the use of land to improve access to jobs and create compact mixed-use
development on previously developed land within urban areas.

None of the identified key regeneration areas lie within the three Local
Authority boundaries of this study; however Preston is identified (in Policy
SD3) as a Key Town/City Outside the North West Metropolitan Area where
development will be concentrated in line with continual conservation and
sensitive integration to maintain and enhance the setting of this historic
City.

“Economic Growth and Competitiveness with Social Progress” is addressed
in Chapter 4. Policy EC1 (Strengthening the Regional Economy) states that
development plans, in conjunction with local economic development
strategies, should identify sites and premises for employment purposes
which:

= Complement the Region’s sectoral priorities;

m Take account of the needs of local businesses and communities and the need
to ensure the modernisation and diversification of older manufacturing
industries and their premises;

= Are based on a review of existing commitments;

= Have the potential to promote clustering;

m Take account of the sequential approach;

= Support the Spatial Development Framework; and

m Take account of the availability of skilled labour and wider employment and
training opportunities.
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Further policies in the chapter relate to specific industries or sectors,
identifying how development plans and strategies should plan for each. In
summary, development plans should:

= Ensure the provision of sites which meet the changing needs of traditional
manufacturing industry as well as new and emerging manufacturing activities,
locating sites within key transport corridors or Regeneration Priority Areas -
Policy EC2;

= Facilitate the development of high quality sites for the knowledge based
industries which have direct access to research establishments and are well
located in relation to transport infrastructure — Policy EC3;

= Consider the potential to promote the clustering of existing and new economic
activities, making provision for ICT networks in locations near to Higher
Education Institutions, major hospitals, research establishments or major
technology-based business — Policy EC4;

= Ensure new warehousing and distribution developments are located to avoid
the unnecessary movement of goods by road taking into account preference
for brownfield sites, proximity of local labour supply, access to the road and
rail freight facilities, airports/ports and the need for sites to be of sufficient
scale to allow for flexible development and expansion — Policy EC7; and

= Directing office development (Use Class B1 (a) and A2) to suitable locations
within or adjoining main city, town or district centres and near to major public
transport interchanges in urban areas — Policy EC8.

Regional Investment Sites are identified in Policy EC5. This policy states
that development plans should identify sustainable, accessible sites for
strategic business investment which supports the Region’s sectoral
priorities of the North West Regional Development Agency (NWDA).
Additionally, Regional Investment Sites should support urban renaissance,
the objectives of the Regeneration Priority Areas, areas of economic
assistance and the RPG’s Core Development Principles.

Northern Way Growth Strategy, Northern Way Steering Group (2004)

Northern Way Documents underpin national planning strategy to influence
and change policy at the regional level through the emerging Regional
Spatial Strategies (RSS) and forms and umbrella over Regional Economic
Strategy policies (RES). Working across the North the Strategy builds on
the proposals in the three Regional Economic Strategies and is being led
by the three Northern Regional Development Agencies (RDA'’s). It seeks to
develop a long-term vision for growing the economy for the whole of the
North in order to

“Establish the North of England as an area of exceptional
opportunity, combining a world-class economy with a
superb quality of life.”

The key driver behind the Northern Way initiative is the need to achieve
greater economic growth and reduce the productivity gap with the rest of
the UK. The strategy suggests several actions to achieve the acceleration
of economic growth. These include the identification of pan-northern
investment opportunities, building upon the region’s strengths, defining the
main investment priorities, thinking long-term sustainability in relation to
both urban and rural areas, and focusing on the growth of the North’s eight
identified City Regions.

To ensure objectives will be achieved, efforts will be concentrated on policy
priorities including:
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= Building a more entrepreneurial culture within the North to support innovation
by every company;

= Ensuring the North captures a larger share of global trade by supporting the
expansion of key clusters of companies;

= Investing significantly more in meeting the skills needs of employers and
bringing more people into work;

= Investing in creating better integrated public transport services within and
between our city regions including better rail links between Manchester and
Leeds;

= Adopting a much bolder approach to creating truly sustainable communities;
and

= Marketing the North to the world.

Central Lancashire is identified as one of the eight City Regions, with
Preston as the North West’'s third major city. The polycentric structure of
the City Region offers exceptional opportunities gained from increased
competitiveness, larger markets, greater skill base and greater ability to
create specialist clusters. To achieve success however, there must be good
connectivity within and between the City Region.

Preston is identified as a key economic generator in the City Region. For
example since 1993 the service sector in Preston has widened by 38% with
most growth in mainly business and professional services, the creative
industries, digital industries, leisure and tourism. The City Region’s
knowledge base continues to grow with the University of Central
Lancashire providing access to new technology, innovations and skills
particularly in the development of aerospace.

Draft Regional Spatial Strategy for the North West. North West Regional
Assembly (2006)

The emerging RSS provides the development framework for the region up
to 2021. Once adopted this document will supersede the currently adopted
RSS (former RPG 13), and will form part of the statutory development plan
for Central Lancashire.

The key step change between the adopted and emerging regional
strategies is the identification of Central Lancashire as a City Region to
complement those established City Regions of Greater Manchester and
Merseyside - a spatial focus which has emerged from the Northern Way
proposals.

Strategy objectives continue to focus heavily on sustainable economic
development including the production of a more competitive, productive
and inclusive regional economy, with more people in employment that uses
and develops their knowledge and skills.

Building on the Region’s economic strengths, the strategy aims to identify a
range of significant investment opportunities, including broad locations for
Regional Investment Sites and Knowledge Nuclei. Ensuring that a forward
supply of business land is identified in each sub region to ensure the
growth of the economy is not constrained and promotion of infrastructure
and clustering, where appropriate are also proposed. For Central
Lancashire this is specifically seen as supporting the growth of advanced
manufacturing/engineering, environmental technologies and biomedical,
tourism and conferencing sectors.
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The Regional Development Principles continue to be underpinned by
making the best use of land, the sequential approach, alongside quality in
developments and climate change. However, the focus on decision-making
has emphasised the need for transparent and sustainable assessments.

The Strategy’s Spatial Framework adopts a two-tier settlement hierarchy
which promotes firstly, the Regional Centres (Manchester/Salford) and
Regional Towns/Cities (including Preston) as being the main development
locations to maximise growth opportunities as key economic drivers of the
City Regions identified for support in the Northern Way. The second tier
identifies Key Service Centres (including Chorley and Leyland) to support
the surrounding villages and rural areas.

Regionally Significant Economic Development locations have been
identified to attract inward investment and which will contribute to the
growth and development of the regional economy only. These sites have
been identified to fulfil a regional strategic need, over and above local land
supply and will not be used for development that could easily be
accommodated elsewhere.

The Central Lancashire City Region includes two such sites with the
emphasis on being used for high quality manufacturing and potentially
knowledge based industries. These sites are:

= Royal Ordnance, Chorley; and
= Cuerden Regional Business Park, Preston.

With regards to supply of sub-regional and local employment land Policy
W3 states that a comprehensive review of sub-regional and local
commitments (alongside Urban Potential Studies where possible) should
be used to secure a portfolio of sites that are of an appropriate range in
terms of market attractiveness and social, environmental and economic
sustainability. There should be an appropriate balance between B1, B2 and
B8 uses, the amount of brownfield land used should be maximised and at
least 30% of sites should be available, so that all new and existing
businesses have the ability to grow successfully. Consideration should be
given to the scope of mixed-use development, the implications of home
working and diversification of the rural economy. Finally office
developments should be focused in key centres.

Specific policies for the Central Lancashire City Region place the main
focus of economic growth on Preston supported by high quality investment
sites in sustainable locations to meet the requirements of business and
industry. Sites and business should be supported by the development of a
high quality, integrated public transport network.

Key (employment related) priorities for the Central Lancashire City Region
include:

= Development and implementation of the Preston City Vision;

= Development of advanced manufacturing/aerospace industries and other
knowledge based industries;

= Provision of a portfolio of regional investment sites and knowledge nuclei sites
in the broadly identified areas; and

= Development of sub-regional employment opportunities.

Central Lancashire is considered to present the greatest opportunity for
delivering sustainable economic growth based upon its polycentric
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geography. Growth should be primarily focused within the regional City of
Preston.

The Greater Preston ‘Core Area’ of the City Region, identified as the
administrative areas of Preston, South Ribble and Chorley, provides a
significant economic focus for the sub-region which is to be implemented
through the Preston City Vision and Core Area Strategy which will be
developed into Local Development Framework Documents.  Within this
area the aerospace industries, advanced manufacturing and other
knowledge-based sectors provide a key source of higher quality
employment, which should be retained in the City Region.

Draft RSS Examination in Public Representations (2006 — 2007)

The Examination in Public (EiP) of the Draft RSS for the North West was
held between 31 October 2006 and 15 February 2007.

The three Central Lancashire Authorities submitted their responses jointly,
which can be summarised as follows:

= The Draft RSS spatial strategy does not sufficiently address the region’s
priorities for growth, regeneration and investment and should be amended to
recognise the status of the Central Lancashire Area;

= The Central Lancashire City Region should be treated equally to other city
regions;

m A clear, sustainable and appropriate vision for the Central Lancashire City
Region sub-region is not provided;

m  Proposals for employment land do not provide a steer on apportionment of
employment land across the sub-region. Proposals for a Knowledge Nuclei
Site within central Preston are supported, although there is no justification for
relegating the status of the ‘North of Leyland/Bamber Bridge’ (on table 8.1 of
policy W2) to a ‘reserve site’. The ‘focus for growth’ area should be extended
southwards to include the Regional Investment Site at Royal Ordnance, near
Chorley.

= A ‘one size fits all' approach has been adopted in relation to the Central
Lancashire City Region which overlooks the role of the four growth centres
(which includes Preston) within the polycentric sub-region.

Panel Report on the Examination in Public (EiP) of the Draft RSS (May
2007)

Key strategic recommendations made in the Panel Report include:

= Ensuring greater emphasis on the promotion of sustainable economic
development, improving productivity and reducing disparities that exist
between the North West and the rest of the UK;

®m The inclusion of a settlement hierarchy in the Draft RSS. This hierarchy
should then be reflected in policies relating to the provision of development
and priority for growth; and

= Amendments to policies relating to Key Service Centres and Local Centres to
ensure greater clarity in the role of such centres.

Recommendation R5.1 suggests that the Draft RSS should further explain
how it will spatially assist in economic development including making
provision for a supply of employment land to ensure that sustainable
economic development is not constrained.

Table 8.1 in the draft RSS, setting out the broad locations for Regionally
Significant Economic Development Sites, is recommended for deletion in its
entirety. A significant re-working of associated Policy W2 is also proposed.
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Further recommendations for employment land include that employment
land requirements should be disaggregated between local planning
authority areas, and ensuring the release of poor quality/surplus
employment land.

With regard to policies CLCR1 to CLCR3 of the Draft RSS, which relate
specifically to the Central Lancashire City Region, the Panel concluded
that:

“The Central Lancashire City Region should be one of the
basic components of the RSS; that it consists of four main
units, based on Blackpool, Preston, Blackburn and
Burnley; and that these should be developed as relatively
self-contained entities, where jobs and services are
provided locally”.

Recommendations by the Panel in relation to these policies can be
summarised as:

= R13.1 - Policy CLCR1 should be modified to ensure plans and policies raise
economic performance (including knowledge based development in Preston)
and improve the City Region’s internal and external transport links,
developing the role of Preston as a regional transport gateway;

m R13.2 —Policy CLCR2 should be modified to include priorities for growth in
each of the four key centres of the City Region; and

= R13.4 — addition of Policy CLCRA4 to the Draft RSS to emphasise the “unique
‘green’ character” of the City Region, the advantages this offers and how this
character will be protected and further enhanced.

The Secretary of State has considered the Panel Report, together with
representations made on the draft RSS, and publishing Proposed Changes
in March 2008. A public consultation will then take place on these
Proposed Changes until 23 May 2008.

The Secretary of State’s proposed changes carry forward a number of the
Panel's recommendations in total or in part. Proposed changes of
particular relevance to this study relate mainly to Chapter 6 of the draft RSS
on employment policies. Key proposed changes include:

m  Policy W3 concerning the supply of employment land and in particular the
need to ensure that:

= The most appropriate range of sites, in terms of market
attractiveness and social, environmental and economic
sustainability, are safeguarded for employment use;

= At least 30% of sites are available so that all new and existing
businesses have the ability to grow successfully;

= The amount of brownfield land used for employment is
maximised;

= Full consideration is given to the scope for mixed use
development particularly within centres, and on larger sites;
and

= Appropriate provision is made in Key Service Centres and full
consideration is given to the innovative use of agricultural
buildings to facilitate the growth and diversification of the rural
economy.
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m For Lancashire as a whole, Table 6.1 identifies a total requirement for 1,349
hectares for the period 2005 — 2021, which equates to an additional allocation
of land of 280 hectares above that already identified. Paragraph 6.11
identifies that the distribution of and supply within different sub-regions will
require Local Authorities and other partners to work together and that the
North West Regional Assembly will facilitate this approach.

m  Policy W4 confirming that:

= Where sites are to be de-allocated (following the
comprehensive review of commitments outlined in Policy
W3), consideration should be given to the range of alternative
uses which may be appropriate; and

= Outside of the comprehensive review of commitments, there
should be a presumption against the release of allocated
employment sites for other uses unless it can be shown that:
(a) there is an appropriate supply of sites available for
employment use in quantitative and qualitative terms and, if
required; (b) there are replacement sites available, of equal or
better quality, or an alternative means of incorporating
employment land needs have been identified (e.g. mixed use
development, greater intensity of use of land or, the
availability of sites in adjacent authorities).

Following consideration of responses to the consultation on the Proposed
Changes, the Secretary of State is expected to publish the final Regional
Spatial Strategy (‘The North West Plan’) in the autumn of 2008.

Partial Review of the North West Regional Plan

The North West Regional Assembly consulted on a number of key issues in
the Regional Spatial Strategy Draft Project Plan and Statement of Public
Participation. Consultation ran until 26 March 2008 and covered the three
key issues:

= Addressing housing demand, supply and affordability;

= Identifying the broad locations for regionally significant waste management
facilities; and

= Identifying the broad location of renewable energy generation facilities.

The Partial Review will also ‘tidy up’ a number of policy areas covering:
Gypsies & Travellers; Travelling Showpeople; Update of Regional
Parking Standards; and Key Service Centres. Consultation on draft options
will take place in June 2008.

Cities North West, North West Regional Development Agency (NWRDA)
(2006)

The Cities North West document is a comprehensive study of recent
performance and the future potential of cities and towns in the North West,
produced by the NWRDA and the Centre for Cities.

The research states that the North West would achieve more if its City
Regions have greater financial autonomy and stronger leadership, both of
which would help meet the challenge of promoting the continued prosperity
of the past ten years. Whilst recognising the importance of big cities, the
importance of key urban concentrations is also acknowledged. The
development of key urban concentrations needs to be supported by a
range of public interventions to enable market forces to operate more
effectively.
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Greater transport links both within and between the City Regions along with
high speed rail links to London and the South will help improve investment
potential. North West cities must also tackle the major skills divide.
Although Manchester and Liverpool city centres are now attracting
graduates and professionals with a wide range of specialised skills,
surrounding communities face continuing challenges.

To build upon its strengths, the partners of the Central Lancashire City
Region must prioritise effectively and understand the workings of the four
independent places (namely Blackburn, Blackpool, Burnley and Preston
and their natural hinterlands) as functional units whose relationships link
the City Regions parts.

In the Central Lancashire City Region, the biggest challenge is to turn the
area’s complex geography from an obstacle into an opportunity, meaning
connectivity is crucial. Public intervention is needed to remove the negative
barriers which interfere with the beneficial operation of market forces such
as poorly made planning and public investment decisions and the structure
of local government.

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

This document outlines the Economic Strategy Action Plan for the Region
over the next twenty years to provide a framework for action at the regional,
sub-regional and local levels. Specific actions which are required within the
three years following publication of the document are also identified.

The vision is to create a dynamic, sustainable international economy which
competes on the basis of knowledge, advanced technology and an
excellent quality of life. This will require capitalising on the strengths and
key assets of Manchester, Liverpool and Preston as drivers of City
Regional growth.

The RES has identified three major drivers to achieve this vision:
= Improving productivity and growing the market;
= Growing the size and capability of the workforce; and
= Creating and maintaining the conditions for sustainable growth.

The role of planning and land use in delivering the strategy’s objectives are
addressed under the final key driver. Planning needs to create a positive
physical planning framework to support sustainable economic growth and
ensure appropriate utilities infrastructure is delivered.

The use of land needs to ensure the delivery of high quality employment
sites and premises. This should include:

= Delivery of designated Strategic Regional Sites as regional investment sites,
knowledge nuclei or inter-modal freight terminals (Action 80);

= Identifying and pursuing reserve sites for major investment that would not
otherwise take place in manufacturing, knowledge based industry, corporate
HQs and R&D (Action 81); and

= Developing a p