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1. Introduction

1.1 In September 2004, DTZ Pieda Consulting was appointed to develop an Integrated Economic

Development Strategy for the North Staffordshire Conurbation. This exercise is intended to:

“...develop an ambitious and sustainable economic strategy that will identify the

priority sectors/markets/clusters/themes for the future development of the local

economy that will influence the development of spatial, transport and housing strategy

… setting out a clear vision for the economic future of the sub-region.”

1.2 This paper addresses the questions on the spatial planning aspects of the IEDS, specifically set

out at Appendix B of the Study Brief.  The analysis has drawn on a range of quantitative and

qualitative research including the widespread stakeholder consultation used to inform the

preparation of the draft IEDS.

1.3 The assessment of need for future accommodation is based on land requirements arising out of

the IEDS and not relocations within the area that may arise as a result of the restructuring of

the urban form.

1.4 The report follows the structure of the questions set out in Appendix B as follows:

� Section 2: Spatial Planning Aspects

� Section 3: Employment Land Supply

� Section 4: The Future Use of Employment Land
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2. Spatial Planning Aspects

HIGHER/FURTHER EDUCATION & RESEARCH ESTABLISHMENTS AND INCUBATOR UNITS

2.1 A key element of the IEDS is aimed at supporting and fostering the future growth of

educational establishments and using them as a catalyst to support economic growth. Specific

spatial issues associated with this include:

Staffordshire University

2.2 The estate options for Staffordshire University are under review and include options that range

from closing the Stoke-on-Trent campus and moving entirely to Stafford to moving the

University entirely to Stoke-on-Trent.  In-between are a number of options that would not

require any significant student relocations, but address issues such as the University Quarter

concept, an education led regeneration initiative at the heart of the conurbation and

improvements in the curriculum.

2.3 Currently 8,000 of the University’s students are based in Stoke-on-Trent, at the substantial

campus adjacent to Stoke-on-Trent railway station, with 5,000 students on a campus in

Stafford. As part of an estates review being undertaken, there has been further consideration of

the University Quarter.  Co-location of colleges upon the University site will free up space at

their existing locations, as well as create synergies in the curriculum of each institution, with

an aim to increase the progression rate to HE for local students.  As a significant proportion of

the students are locally domiciled, this has an impact upon the labour force and skills base in

the area.

2.4 The review will still be underway after the completion of the IEDS; therefore it is premature to

say which option the University will choose and what the resulting impact upon North

Staffordshire will be.  The University’s strategy outlines their plans to marginally grow in size,

and the effects upon the local housing market and economy of an increased number of students

located in North Staffordshire are likely be positive. Growth is not, however, expected to take

place quickly. In terms of estates, the main planning issue for the area is ensuring that the land

that is currently dedicated to the university area is allocated for University and related uses.

Keele University

2.5 Keele University occupies a campus to the west of Newcastle, where it not only undertakes

teaching and research but also operates a science park.  The main focus of new development is

within Keele Science Park, where a 15.7 ha extension site is being developed, with the

potential of attracting a further 2,000 jobs.  Focus is on business incubation and the health

sector, as Keele University has assets in both areas.

2.6 No intervention to acquire further land on behalf of the University would be required as the

university occupies a large site with room for expansion in the short to medium term.
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2.7 Keele University and Science Park offers North Staffordshire the opportunity to attract

investment that otherwise would not locate in the area because of the siting, research facilities,

intellectual clustering and support facilities offered by the University. In order to underpin

wider regeneration in North Staffordshire, only those uses that have a demonstrably close and

essential physical relationship with the University and its facilities should be promoted in this

location.

2.8 Development of office space in Stoke on Trent city centre at Hanley over the medium term

may attract some future investment into the city centre if facilities are attractive. The

development principle for the science park should be that it focuses on uses directly related to

university activities in order to maximise their benefit and attracting investment that would not

otherwise come to North Staffordshire.

Incubation & Startup Premises

2.9 North Staffordshire Regeneration Zone has developed an Enterprise Strategy that has achieved

buy in from partner organisations. This strategy offers an integrated approach to enterprise

development and is endorsed by the IEDS. Property is only one element of this strategy, but is

nevertheless an important component.

2.10 The Enterprise Options Study completed in June 2004 highlighted the need to improve the

quantity and quality of accommodation for new startups. It estimated that North Staffordshire

currently loses approximately 150 new starts or 400 jobs per annum due a lack of suitable

premises.

2.11 The Enterprise Options Study argued that there was a case for establishing workspace

amounting to approximately 9,000 m² in Stoke-on-Trent and 4,500 m² in Newcastle-under-

Lyme, which at current levels of demand would be filled within three years.  This is based on

an assumption that there is a requirement for around 3,000 m
2
 per annum in Stoke on Trent and

1,500 m
2
 per annum in Newcastle under Lyme.  The study also emphasised the need for a

diverse range of premises, including low-price/quality options, community-based options and

higher-quality space, to meet the full range of business startup demands.

2.12 There already exists a strong incubation network across North Staffordshire, with Staffordshire

BIC, Keele Science Park, the Hothouse, E2 The Station, Newcastle Business Centre, and

NetWorkSpace, amongst others, providing startup accommodation across the conurbation. The

Enterprise Strategy needs to lead further development of incubation and managed workspace in

different locations across North Staffordshire and to serve different niches of the market.

Grow-on space is in particular demand and will be critical to ensuring the long-term success

and sustainability of enterprise development.
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EMPLOYMENT AREAS IN NEED OF MODERNISATION & RENEWAL

2.13 The objective of the IEDS is to set a framework to support the economic regeneration of the

conurbation and, at a more detailed level, ensure that an appropriate supply of land is available

to underpin this identified need.  In addition to this, there will be a certain degree of regular

‘churn’ in the market caused by the contraction, relocation or expansion of existing occupiers.

The quantitative implications of this are considered in more detail in Section Two.

2.14 In considering the suitability of a portfolio of employment sites (and therefore which areas

should benefit from targeted modernisation and renewal plans) the overriding consideration

should focus on the contribution that each area makes to the overall land supply and, if lost

from employment uses, whether such an approach would have an impact on the overall quality

of land supply. This approach is in line with the three-stage approach outlined in the recent

ODPM guidance on employment land reviews.

2.15 Section Two of this Appendix sets out a series of broad criteria that should be used in

determining and managing the supply of employment land. These criteria should be applied to

existing employment allocations in order to objectively appraise overall supply.

2.16 The general principles of the criteria-based approach should be applied in considering which

existing development areas make a key contribution. This process should consider:

1. The type of site Its size, current role and what role it could play in

satisfying IEDS objectives

2. Site function What sort of employment uses could be brought

forward

3. Deliverability issues What investment is needed to maximise performance

(such as addressing physical or planning constraints)

4. Cost-benefit of investment What will investment achieve and at what cost/benefit

5. Spatial distribution A key focus of activity in terms of promoting

employment development that also achieves wider

regeneration is likely to be along the key public

transport corridors and city centre redevelopment

2.17 Existing employment areas within Newcastle are not specifically allocated in the adopted

Local Plan (2003). However, Policy E11 addresses the alternative use of sites and notes the

criteria for assessing what constitutes good quality land and sites:

� Accessibility to and from the primary road network

� Size

� Topography and configuration

� Ground conditions

� Location and relationship to adjoining uses
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2.18 These criteria should be considered when making decisions on whether to invest in existing

estates in order to improve the qualitative supply of land.

2.19 Within Stoke-on-Trent, industrial estates have been identified as listed below:

1. Newfields Industrial Estate, High Street, Tunstall

2. Scott Lidgett Industrial Estate, Scott Lidgett Road, Longport

3. Lingard Street, Burslem (including the Burslem Enterprise Centre)

4. Hot Lane Industrial Estate, Hot Lane / Florida Close, Burslem

5. Sneyd Hill Trading Estate, Sneyd Hill, Burslem

6. Britannia Park Enterprise Centre, North Road/Leek New Road, Cobridge

7. Far Green Industrial Estate, Chell Street, Hanley

8. Marcus Industrial Estate, Bucknall Road, Bucknall

9. Shelton Enterprise Centre, Shelton New Road, Cliff Vale

10. Railway Enterprise Centre, Shelton New Road, Cliff Vale

11. Joiner’s Square Industrial Estate, Joiner’s Square, Hanley

12. Fenton Industrial Estate, Victoria Road, Fenton

13. Stoke Business Park, Woodhouse Street, Stoke

14. Hyde Park Industrial Estate, City Road, Stoke

15. Whieldon Road Business Park, Whieldon Road, Fenton

16. Fenpark Industrial Estate, Park Lane, Fenton

17. I-Mex Business Park, Ormonde Street, Fenton

18. Oldfield Business Park, Birrell Street, Fenton

19. Mossfield Industrial Estate, Mossfield Road, Adderley Green

20. Parkhall Business Village, Parkhall Road, Adderley Green

21. Cinderhill Industrial Estate, Weston Coyney Road, Weston Coyney

22. Grove Road Industrial Estate, Grove Road, Fenton

23. Meir Park Industrial Estate, Whittle Road, Meir

24. Trentham Lakes South, off Trentham Road, Trentham

25. Newstead Trading Estate, Trentham Road, Newstead

2.20 Whilst further detailed analysis is required, we recommend that Fenton Industrial Estate and

Newstead Industrial Estate are priorities for action.  Infrastructure improvements are also

needed on the following post war estates in Newcastle that are in a poor physical condition:

1. Spencroft

2. Holditch

3. Rowhurst Close

4. Loomer Road

5. Longbridge Hayes
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2.21 A number of existing industrial estates are relatively small, of limited benefit and include non-

conforming uses.  We therefore recommend that consideration be given to whether the sites

described at paragraph 2.19 remain in employment uses in the longer term having regard to the

principles set out in paragraph 2.16.

2.22 Taking this into account, key opportunities for improving established employment areas

include:

� Promoting city centre office development sites capable of meeting modern occupier

requirements.

� Delivering central area university-related developments, extending out to the University

Quarter.

� Completing the comprehensive development of Trentham Lakes and Radial Park.

� Supporting the ongoing activity and development of Fenton Industrial Estate.

� Supporting the ‘rounding off’ of Newstead Industrial Estate, building on active

developer interest.

2.23 We recommend that a rolling programme of investment be made in existing employment areas

that have the potential to support appropriate employment development.

2.24 The programme of action required to support each site would be dependent upon site-specific

circumstances.

PROVISION OF REGIONAL INVESTMENT SITES (RIS)

2.25 The Regional Spatial Strategy states that a series of Regional Investment Sites (RIS) should be

provided, with at least one in each regeneration zone. These sites will generally be:

� Between 25–50 ha.

� Of a high quality to attract national/international investors.

� Capable of being served by multimodal transport and broadband.

� Well situated with the motorway and trunk road network.

� Located within or close to areas of greatest need.

� Accessible to education and training opportunities.
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2.26 The RSS notes state that in designating such sites, account should be taken of the provision of

Premium Employment Sites (such as Trentham Lakes, Blythe Bridge in Staffordshire

Moorlands, and Chatterley Valley).  The current planning restrictions on these sites must be

retained to ensure a balanced sub regional development portfolio and avoid prejudicial edge of

conurbation development.  In particular, large-scale speculative development that would be

more suitable to town centres should not be permitted. It is considered in the guidance that the

North Staffordshire Regeneration Zone is adequately served by Trentham Lakes.

2.27 Trentham Lakes is being promoted by Stoke-on-Trent Regeneration for a range of uses,

including office, industrial, light industrial, and warehousing. This is likely to provide adequate

land to satisfy the objectives of RSS Policy PA7.

2.28 The Chatterley Valley site also has the potential to fulfil the role of a Regional Investment site.

The current planning application at Chatterley Valley proposes the development of

approximately 90 ha gross of development land for a range of B class and other uses and will

play a key role in accommodating employment land requirements on a high-quality site. Whilst

the site will make a major contribution to employment land supply in the medium to long term,

it is important to ensure that the mix of uses do not compete with the proposed central area

regeneration. This issue has been addressed through an amendment to the overall master plan

proposals in order to reduce the scale of provision of B1 offices that would potentially be in

conflict with the objective of regenerating the urban core.

2.29 Etruria Valley is also likely to provide major employment opportunities.  However, the site is

likely to be brought forward on a comprehensive mixed-use basis and would not function as a

Regional Investment site.
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REGIONAL LOGISTICS SITES (RLS)

2.30 Policy PA9 of the RSS addresses Regional Logistics Sites, which should be of 50 ha or more

with good access to public transport, potential to be served by multimodal transport/broadband

and have easy access to labour and training opportunities. Priority is afforded to bringing

forward a previously developed site in North Staffordshire. A study is currently underway

(commissioned by the Regional Assembly) to identify the potential location of further sites in

the region.

2.31 At present, no existing allocations exist in the North Staffordshire area for an RLS and no

existing employment allocations/consents could satisfy the minimum site area requirement of

50 ha.

2.32 Chatterley Valley is the site most well placed to serve as a Regional Logistics Site from a

market perspective given its location, railhead and West Coast mainline linkages.  The current

application at Chatterley Valley extends to approximately 111 ha gross including 90 ha of land

for employment uses of which approximately 97,650 m² on 44 ha is identified solely for B8

distribution uses. Whilst this does not satisfy the minimum site area of 50 ha, it is close to

achieving this threshold and satisfies the other key objectives. The site can also therefore make

a significant contribution towards delivering the objectives of the proposed IEDS, by allowing

consolidation of existing logistics operations located within the main urban area and playing a

role in enabling high-quality new logistics investment, tied in with the office uses designated

for the site. However, at this stage there is no single site available that could satisfy the

requirements of Policy PA9.

2.33 In taking further analysis forward, the findings of the Regional Study must be fully considered.

PROJECTING FUTURE EMPLOYMENT LAND REQUIREMENTS

2.34 The IEDS sets a framework for economic growth during the period to 2021. In terms of the

implications of the strategy, the table below outlines current and forecast employment levels in

key sectors. These employment levels can be utilised to project future employment land

requirements.

Table 1: Current and Future Employment Levels in Key Sectors

2005 2012 2021 Change

Agriculture, etc. 400 300 300 -100

Mining & Quarrying 400 300 400 0

Manufacturing  30,000  26,800 23,600 -5,400

Electricity, Gas & Water 800 600  400 -400

Construction  6,900  7,400 7,800 +900

Distributive Trades  31,400  34,400 40,200 +8,800

Hotels & Catering  8,900  9,100 9,600 +700

Transport & Communications  9,800  10,500 11,700 +1,900

Financial & Business Services  16,700  20,800 28,500 +11,800

Government & Other Services  46,900  49,800 55,700 +8,800

Total 152,200 160,000  178,000 +25,800
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2.35 Not all of the above sectors will generate a directly related requirement for employment land

(for example, the significant increase in construction jobs as a result of major proposed

development activity will not create a similar requirement for large scale land releases).  On

this basis, of the additional 25,800 jobs, only 18,692 will create a requirement for additional

land.

2.36 New national policy as set out in Employment Land Reviews: Guidance Note was issued by

ODPM in 2004, and provides guidance on assessing the demand for and supply of land for

employment uses. The note puts a key emphasis on reflecting the changing requirements of

local economics and businesses and using this to inform planning policies. Whilst it is beyond

the scope of this project to undertake a detailed employment land review across both local

authority areas, the general principles of the guidance note have been applied in considering

future employment land requirements arising from the IEDS.

2.37 The guidance promotes a three-stage process of undertaking employment land reviews in order

to avoid the common practise of rolling forward existing policies against a differing economic

context as set out below:

2.38 Whilst detailed guidance is provided, the three broad stages focus on:

� Stage 1 Take stock of the existing situation including an initial assessment

of fitness for purpose of existing allocated employment sites

� Stage 2 Assess by a variety of means (such as economic forecasting/trends

analysis) the scale and nature of likely demand for employment

land and the available supply in quantitative terms

� Stage 3 Undertake a more detailed review of site supply/quality and

identify and designate new sites to create a balanced portfolio

2.39 Our economic forecasting has identified likely employment levels by sector to 2021, broken

down into the periods 2005 to 2012 and 2012 to 2021, in order to allow for a degree of phasing

of land requirements to be provided.

2.40 In line with the ODPM guidance, we have translated employment forecasts to land

requirements in order to confirm the quantum of land required to accommodate the IEDS

growth. The ODPM guidance draws directly on work undertaken by DTZ based on a survey of

Stage 1
Take stock of the

existing situation

Stage 2
Create a picture of future

requirements

Stage 3
Identify a new portfolio

of sites

Policy development, monitoring & review
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over 1,000 firms that identifies net and gross workspace densities (i.e. amount of space needed

per worker) for a wide variety of B class uses. These figures can then be applied on the

following basis to calculate future land requirements as below:

2.41 This methodology has been applied in Tables 2–4 to calculate the likely scale of land required

to support delivery of the IEDS. In general, occupiers will require a range of sites and premises

to be available in order to make a commercial choice. Our past experience has indicated that up

to 30% of the total requirement should be added to the land supply in order to provide a choice

and range of appropriate sites.

2.42 In addition to satisfying the requirements of the IEDS, an allowance should also be made for

the relocation/expansion of existing occupiers (Other employment uses on Tables 2 – 4).

Whilst in most cases this will not create a requirement for further employment land (as

occupiers will already be situated on existing employment land/premises) an allowance should

be made in order to avoid unnecessarily constraining supply. Previous research analysis

indicates that providing for up to 20% of past land take-up would satisfactorily provide for

employment land churn. In many cases (particularly given the characteristics of the urban

Number of employees

Multiply number of employees by

standard net floorspace per person by

property type to calculate total gross

internal area floorspace requirements

Multiply by expansion requirement

(as applicable) to calculate

developable area

Make an additional allowance for

landscaping and car parking

TOTAL LAND REQUIREMENT

Allow an additional 30% for a

balanced portfolio and choice of sites

Multiply up to gross external

floorspace requirements
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core), the release of existing sites may serve to remove nonconforming uses and facilitate the

promotion of mixed use/residential development, especially in and around the city centre.
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Professional Services (Business Park supporting central 

regeneration) 1500 16 24000 0.15 27600 0 27600 65% 45540 4.55 5.92

Professional Services (General Office/City Centre) 1000 19 19000 0.15 21850 0 21850 25% 27312.5 2.73 3.55

Distributive Trades 650 68 44200 0.15 50830 0.5 76245 65% 125804.25 12.58 16.35

ICT (Telecoms and Software) - office based 1500 16 24000 0.15 27600 0 27600 45% 40020 4.00 5.20

Gov Back offices 1400 16 22400 0.15 25760 0 25760 65% 42504 4.25 5.52

Targeted Manufacturing Sectors

ICT 100 29 2900 0.15 3335 0.5 5002.5 65% 8254.125 0.83 1.07

Meditech 400 29 11600 0.15 13340 0.5 20010 65% 33016.5 3.30 4.29

*High Value Added Ceramics (safegurded jobs only) 500 29 14500 0.15 16675 0.5 25012.5 65% 41270.625 4.13 5.36

Other Employment Uses

- - - - - - - - - 21.00 27.30

Total 7050 162600 186990 229080 363722 57.36 74.57

Table 2: Land Requirement in North Staffordshire (2005-12)

Net Additional 

Jobs*

GIA Multiplier 

(sq.m. per job)

GIA 

requirement 

(sq.m.)

GEA 

Multiplier

GEA Requirement 

(sq.m.)

Expansion 

Space Multiplier Ha -With 30% 

Allowance for 

maintaining broad 

qualitative portfolio 

choice (30%)

Net Dev 

Area

Allowance for 

Landscaping 

and Car parking

(Presumes IEDS interventions Have no impact on these sectors, 

& 3 Ha per annum take up)

Total 

sq.m.

Ha

Professional Services (Business Park supporting central 

regeneration) 3000 16 48000 0.15 55200 0 55200 65% 91080 9.10 11.84

Professional Services (General Office/City Centre) 1000 19 19000 0.15 21850 0 21850 25% 27312.5 2.73 3.55

Distributive Trades 1200 68 81600 0.15 93840 0.5 140760 65% 232254 23.22 30.18

ICT (Telecoms and Software) - office based 3000 16 48000 0.15 55200 0 55200 45% 80040 8.00 10.40

Gov Back offices 1800 16 28800 0.15 33120 0 33120 65% 54648 5.46 7.10

Targeted Manufacturing Sectors

ICT 128 29 3712 0.15 4268.8 0.5 6403.2 65% 10565.28 1.06 1.37

Meditech 514 29 14906 0.15 17141.9 0.5 25712.85 65% 42426.203 4.24 5.51

*High Value Added Ceramics (safegurded jobs only) 1000 29 29000 0.15 33350 0.5 50025 65% 82541.25 8.25 10.73

Other Employment Uses

- - - - - - - - - 27.00 35.10

Total 11642 273018 313970.7 388271.05 620867.23 89.06 115.78

Ha -With 30% 

Allowance for 

maintaining broad 

qualitative portfolio 

choice (30%)

GIA Multiplier 

(sq.m. per job)

Net Dev 

Area

Expansion 

Space Multiplier

GEA Requirement 

(sq.m.)

GEA 

Multiplier

GIA 

requirement 

(sq.m.)

HaTotal 

sq.m.

Table 3: Land Requirement in North Staffordshire (2013 - 21)

(Presumes IEDS interventions Have no impact on these sectors, 

& 3 Ha per annum take up)

Net Additional 

Jobs*

Allowance for 

Landscaping
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Professional Services (Business Park supporting central 

regeneration) 4500 72000 82800 82800 136620 13.66 17.75

Professional Services (General Office/City Centre) 2000 38000 43700 43700 54625 5.46 7.10

Distributive Trades 1850 125800 144670 217005 358058.25 35.79 46.53

ICT (Telecoms and Software) - office based 4500 72000 82800 82800 120060 12.00 15.60

Gov Back offices 3200 51200 58880 58880 97152 9.71 12.62

Targeted Manufacturing Sectors

ICT 228 6612 7603.8 11405.7 18819.405 1.88 2.45

Meditech 914 26506 30481.9 45722.85 75442.703 7.54 9.80

*High Value Added Ceramics (safegurded jobs only) 1500 43500 50025 75037.5 123811.88 12.38 16.09

Other Employment Uses

- - - - - 48.00 62.40

Total 18692 0 435618 0 500960.7 0 617351.05 0 984589.23 146.42 190.35

Ha -With 30% 

Allowance for 

maintaining broad 

qualitative portfolio 

choice (30%)

(Presumes IEDS interventions Have no impact on these sectors, 

& 3 Ha per annum take up)

HaNet Additional 

Jobs*

GIA 

requirement 

(sq.m.)

Total 

sq.m.

GEA Requirement 

(sq.m.)

Net Dev 

Area

Table 4: Land Requirement in North Staffordshire (2005 - 21)
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2.43 The analysis demonstrates a requirement for around 146 ha of land to accommodate the

growth projected by the IEDS and to cater for relocations of existing occupiers throughout the

area. In addition to this, an additional allowance of up to 30% to provide a choice of sites

would give a total requirement for up to 190 ha of land. This represents a supply of up to 12

ha per annum for new investment.

2.44 In order to allow for a comparison of the proposed supply against past trends, Table 5 below

provides an overview of employment land take up from the most recently published RELS

data:

Table 5: Overview of Employment Land Take-up

B1 B2 B8 ‘B’ Class Total

Stoke-on-Trent

1997 2.2 0 0 0

1998 0 0.4 0 0

1999 1.5 2.2 2.2 0

2000 0 3.0 0 0

2001 0.9 1.1 2.9 0

2002 5.1 0.8 23.2 0

2003 5.8 0.4 13.8 3.4

2004 0 0 1.3 4.8

Total 15.4 7.9 43.4 8.2 75.2

Annual Average 9.4

Newcastle-under-Lyme

1997 0 0.1 0 0

1998 0 0 0 0

1999 0 0 0 1

2000 0.8 0 0.5 5.1

2001 0 0 0 6.2

2002 0.9 0 0 15.5

2003 0.2 0.5 0 6.2

2004 0.3 0 0.4 0

Total 2.2 0.5 0.9 34.0 37.6

Annual Average 4.7

Source: RELS 2003
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2.45 The table shows that levels of take-up have averaged around 14.1 ha throughout the area over

the past eight years. However, if the major B8 developments brought forward in 2002 and

2003 are excluded, the annual take up falls to around 8.4 ha. On this basis, past take-up rates

are slightly lower than total supply proposed over the period to 2021. However, direct

comparisons of land take are of only limited use because the strategy proposes high-quality

(and relatively high-density) central area employment development in the future as a

fundamental cornerstone of a deliverable strategy.

2.46 The remainder of this section provides a brief overview of the current property requirements

of each of the forecast growth sectors. This information can be used in appraising the

suitability of the existing supply of land and what type of land is required to satisfy market

requirements.  However, it should be noted that a key objective of the IEDS is to shape future

market requirements through regeneration activity rather than just perpetuate past trends.
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Financial, Business & Professional Services (B1 offices)

2.47 Most of the growth predicted would exhibit market demand for accommodation in business

park locations, positioned with the requisite access and profile alongside or near primary

routes, and providing good car parking.  A key focus of regeneration activity will be to

promote new employment so as to strengthen the performance of central areas by ensuring

excellent pedestrian accessibility to the appropriate centre to maximise economic benefit.

2.48 Current market demand would suggest that little of this type of growth would be

accommodated within the tightly defined Stoke on Trent city centre area, though would

include adjacent sites which should also be considered as part of the ‘city centre’ offer with

appropriate infrastructure improvements. Market demand for future office development

within the tightly defined city centre will mainly cater for existing local businesses, especially

those with a ‘walk-in’ clientele, such as solicitors, insurance brokers, accountants, and estate

agents, that are looking for modern-specification premises to upgrade to. This space is quite

likely to be provided as part of small mixed-use developments, typically accommodating the

business accommodation on the ground and perhaps first floors, with residential apartments

on the floors above.

2.49 There may be some potential for one or two key investments from occupiers looking for a

young, low wage, but reasonable skilled labour force, and which relies on public transport.

Service centres are a typical example, with the sector offering domestic growth opportunities

once again, with many companies reviewing previous strategies to locate such operations

offshore.

2.50 However, whilst the implementation of the IEDS will see the improvement in the city centre

and workforce product, there currently exists a barrier to the development of Stoke on Trent

as an office location due to its location within the hinterland of the resurgent office markets of

both Birmingham and Manchester, which act as regional centres. Whilst these centres are

relatively higher cost that North Staffordshire and suffer diseconomies of scale, such as

congestion and a shortage of convenient parking, these are not acting as significant barriers to

investment.  Moreover, Stoke on Trent is not currently in a position to take advantage of this

as it also suffers from these problems and lacks the image and offer to compete with the

regional centres. A key focus of the long-term regeneration strategy for the area, therefore, is

to significantly improve its attractiveness to potential occupiers, seeking to attract investment

looking to provide services from a central location.

Distributive Trades (predominantly B8)

2.51 With the large floor plate requirements and need to be close to major junctions the sites will

largely be self-selecting subject to planning approval. There is little leverage over sites for

which planning approval has already been granted, but a key thrust of the IEDS needs to be to

attract higher-value investment into the area. Chatterley Valley offers the opportunity for

North Staffordshire to consolidate its existing stock of businesses in urban locations to a more

suitable conurbation site.
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ICT Telecoms & Software (B1(a), B1(b), B1(c))

2.52 Established businesses will be looking for quality business park locations, though startup

businesses will also occupy small ‘second-hand’ town centre premises in vibrant mixed-use

areas or locate within incubators.

ICT Manufacture & Meditech (predominantly B1(a), B1(b), B1(c))

2.53 Generally seeking well-presented premises, away from ‘bad neighbours’, often in a business

park environment. The Western Edge currently provides the best market offer to such

businesses, as well as allowing linkages with Keele University.

High Value Added Ceramics (predominantly B2)

2.54 All likely to be SMEs and most under 100 employees, so could be physically accommodated

in a variety of locations.  Probably not selective about their neighbours although due to the

associated manufacturing processes the larger operations may not be ‘good neighbours’ in

terms of potential relationships with residential development.  Most businesses are likely to

promote themselves as part of supply chain for meditech, building technology, and also as

producers of “lifestyle” niche consumer goods.

2.55 In addition, there are likely to be several larger scale operations requiring traditional style

accommodation in well presented premises benefiting from good road access.
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3. Employment Land Supply

3.1 This section considers the existing supply of land and the relationship of this to the IEDS

growth sectors’ requirement for up to 190 ha of land (Table 4).  The RELS report identifies a

total supply of around 130 ha of readily available land out of nearly 500 ha of land in the area

as summarised below:

Table 6: Existing Supply of Land (ha)

Land Supply (ha)

Available Not readily

available

Total Sites

Newcastle-under-Lyme 38 104 142 18

Stoke-on-Trent 92 257 349 71

Source: RELS 2003

3.2 The supply of land is also categorised by type as summarised below:

Table 7: Existing Supply of Land (Type)

Land Supply (ha)

Site Type Newcastle-under-Lyme Stoke-on-Trent

Available Not Available Available Not Available

RLS 0 0 0 0

MIS 0 0 0 0

RIS 0 40 37 0

Sub-regional 14 45 7 82

Good 8 3 47 159

Other 16 17 0 16

Total 38 105 91 257

Source: RELS 2003

3.3 This demonstrates that in broad quantitative terms (and assuming that land identified can be

made available over the IEDS period) there is an adequate supply of land.  However, a

qualitative review is also required to confirm how much of this land could generally satisfy

occupier requirements.  A particular concern is ensuring that much of the land that is termed

Not Available is either made available for development or removed from availability

schedules.  This potential shortfall is considered overleaf:
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Site Consideration

Regional Investment i. There is a satisfactory supply of land in both quantitative

and qualitative terms at Trentham North and South, and

Chatterley Valley (subject to the outstanding planning

applications being approved and the site being made ready

for development). Chatterley Valley is likely to play a key

role providing high quality employment land (including B8

uses) in the medium and longer-term phases of the IEDS.  It

is important to ensure that large employment sites are

protected for large occupiers making major investments only

rather than for a series of smaller investments that could be

better used to stimulate central area regeneration.  The use

of a sequential approach to site selection will assist this

approach.

Major Investment ii. No sites are currently protected under the major investment
designation and we do not believe that such a site is needed

to accommodate the IEDS growth. Therefore, no action is

proposed in respect of major investment sites.

Regional Logistics iii. No sites have been identified that are capable of satisfying
the strict definition criteria (particularly in terms of

minimum site size) set out in regional guidance. However, if

brought forward, Chatterley Valley could provide around 48

ha of land for distributive trades and would therefore serve

to all intents and purposes as a regional logistics site.

Sub-regional

Employment/

Good Employment

Sites/

Other

iv. Whilst total land supply available can more than adequately

cater for likely quantitative demand, there is a relatively

short supply of immediately available land. Therefore, land

that is not available at present must be brought forward in

order to ensure appropriate medium to longer-term

availability.  Consideration should be given to establishing a

central area business park scheme in line with emerging

regeneration policy objectives.

3.4 This analysis demonstrates the importance of ensuring that an appropriate qualitative supply

of land is provided throughout the area and that actions will be required to ensure that a

number of sites are made genuinely available for development.  Overall, a consistently

branded portfolio of sites must be available on an ongoing basis to satisfy potential demand.

Land by Area

3.5 The overall land requirements of implementing the IEDS are set out at Tables 2 to 4.  This

analysis is represented in broad spatial terms in Table 8 which breaks down the land required

for each IEDS sector between Newcastle Under Lyme, Stoke on Trent and the recently

approved consent for the comprehensive development of Chatterley Valley.  An assessment

has been made of the likely percentage of each growth sector that will be accommodated in

each of the three areas.  For example, there is a requirement for 17.7 ha of land for

professional services (Business Park concept).  Of this, approximately 50% is anticipated to
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be accommodated in Stoke on Trent (8.9 ha), 20% (3.5 ha) in Newcastle Under Lyme and

30% (5.3 ha) in Chatterley Valley.

3.6 In total Chatterley Valley provides land for approximately 90 ha gross of employment uses.

As set out in Table 8, it is anticipated that the implementation of the IEDS will generate a

land requirement for around 56 ha at Chatterley Valley which represents around 60% of the

total land available.
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Table 8: Forecast Land Requirements by Area

Growth Sector Newcastle-under-Lyme Stoke-on-Trent Chatterley Valley

% of Sector Growth Land

(ha)

% of Sector Growth Land

(ha)

% of Sector Growth Land

(ha)

Professional Services

(business park concept)
20 3.5 50 8.9 30 5.3

Professional Services

(city / regional centre)
20 1.4 80 5.7 0 0

Distributive Trades 20 9.3 20 9.3 60 28.0

Office-based ICT 20 3.1 60 9.4 20 3.1

Government Back Offices 10 1.2 90 11.4 0 0

ICT 20 0.5 45 1.1 35 0.8

Meditech 40 4.0 10 0.9 50 4.9

High Value Added Ceramics 15 2.4 75 12.1 10 1.6

Other Employment Uses 30 18.4 50 30.7 20 12.3

Total 43.8 89.5 56

N.B. Figures have been rounded.



21

4. The Future Use of Employment Land

4.1 The ODPM guidance on Employment Land Reviews states that the key first stage in

protecting land for employment uses is ensuring that the allocated portfolio of land is tailored

to meeting economic objectives for the area and is regularly reviewed. In this way, it is

important that sites meet the objectives of the IEDS.

4.2 In reviewing the suitability of sites for employment uses (and therefore protecting those that

are fundamental to meeting economic objectives) we recommend consideration against the

following criteria:

� Criteria 1: Type—To identify the nature of each site and the role it could potentially

play within the regeneration zone

� Criteria 2: Function—To identify the potential function of the site e.g. business park,

managed workspace, etc. and relationship to policy objectives

� Criteria 3: Deliverability—To identify physical, planning and legal constraints

impinging on sites, preventing delivery

� Criteria 4: Growth & Emerging Sectors—To ensure that sites cater for the needs of

the growth and emerging sectors as identified in the IEDS

� Criteria 5: Market Gaps & Opportunities—To ensure that market gaps and

opportunities identified can be delivered through the most appropriate sites

� Criteria 6: Spatial Distribution—To ensure that all parts of the regeneration zone are

catered, for including rural areas
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4.3 Taking this forward, a more detailed assessment of sites should be undertaken. The only

circumstances in which sites should be released from employment uses is where it can be

demonstrated that all criteria have been considered and the release of the land would not have

any overall detrimental impact. The detailed assessment should specifically consider the

ODPM criteria as set out below:

1. Market Attractiveness Factors

� Has the site been formally identified for employment for at least 10 years?

� Has there been any recent development activity, within the last 5 years? This

could include works on site but also new or revised planning

applications/building regulations applications.

� Is the site being actively marketed as an employment site?

� Is the site owned by a developer or another agency known to undertake

employment development?

� Is the site in multiple ownership/occupation, or owned by an organisation

unlikely to bring it forward for development?

� Is there a valid permission for employment development, likely to meet market

requirements? Or for an alternative use?

� Would employment development on this site be viable, without public funding to

resolve infrastructure or other on-site constraints?

2. Sustainable Development Factors

� Would the site be allocated today for employment development, measured

against present sustainability criteria (including public transport and freight

access, environmental impacts and brownfield/greenfield considerations)?

� Is employment the only acceptable form of built development on this site (e.g.

because of on-site contamination, adjoining uses or sustainable development

reasons)?

3. Strategic Planning Factors

� Is the site within an area identified as of strategic importance to the delivery of

the RSS?

� Is the site identified or likely to be required for a specific user or specialist use?

� Is the site part of a comprehensive or long-term development or regeneration

proposal, which depends on the site being developed for employment uses?

� Is there public funding committed (or likely to be provided) sufficient to

overcome infrastructure or on-site constraints to make employment development

viable?

� Are there any other policy considerations, such as emerging strategic objectives

or spatial vision, which should override any decision to release the site?
Source: ERM
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Monitoring and Review

4.4 The employment land database will require updating on a regular basis to act as a framework

and promotional tool to direct investment. There are two principal areas of monitoring that

need to be undertaken: the updating of the information on sites in North Staffordshire and the

review of the criteria for assessing sites, as set out below:

Table 9: Principle Areas of Monitoring
Information Requirements

1. Site Name Name of site/scheme, address, postcode

2. Size (ha) Size of undeveloped land for employment uses

3. Ownership Private or public ownership?

4. Nature of Site:

4a Site Description

4b Brownfield/Greenfield

Nature of site, location & neighbouring uses; is it a site

earmarked for regeneration of part of a mixed-use scheme?

5. Location Type Is the site urban, rural, within the core or close to the

motorway?

6. Planning Status Is it allocated, has planning permission, has a development

brief or supplementary planning guidance, or are there

outstanding issues?

7. Planning Constraints Including access, surrounding developments, infrastructure,

ground conditions, contamination, flood risk

8. Vehicular Accessibility:

8a Strategic—distance to motorways

8b Local—distance to core

Evaluation: poor, fair, good, excellent for both distance and

drive time to the national road network and the urban core or

Newcastle town centre

9. Public Transport Accessibility

9a Proximity to train/bus services

9b Accessibility on foot

Evaluation: poor, fair, good excellent for the site’s proximity

to train and bus services and corresponding travel times and

distance to residential populations

10. Services:
10a Presence of utilities

10b Presence of broadband.

The presence of utilities: water, gas, electricity and

broadband

11. Contribution to IEDS Is site needed?

4.5 Any proposals for an alternative use of identified employment land should be considered

against the above criteria in order to determine whether loss would lead to an unacceptable

constraint upon the IEDS objectives.


