ECONOMIC STATEMENT PRO-FORMA

WESTON-SUPER-MARE DEVELOPMENTS

1.
Introduction
This form is to be completed to demonstrate applicants’ compliance with North Somerset’s employment-led policies as set out in policies CS20 and CS30 of the North Somerset Core Strategy. The policies are appended to this document for reference and the full version of the Strategy can be viewed at http://www.n-somerset.gov.uk/NR/rdonlyres/71796935-6330-4D00-9232-8ACD7E776D0A/0/21864LDFCoreStrategyLR.pdf).

Key requirements are that:

· Throughout Weston-super-Mare proposals should provide for 1.5 jobs per home over the plan period both at Weston Villages and elsewhere on sites of 10 or more dwellings. The type of employment should be acceptable in planning terms and not detrimental to the overall employment strategy in the town.

· Outside of the Weston Villages and allocated sites, if on-site provision is not suitable, financial contributions will be sought towards economic development through the use of planning obligations. 
Applications that do not demonstrate compliance with the requirements above may be refused. Any alternative phasing of employment-led growth is solely at the discretion of North Somerset Council as the Local Planning Authority (LPA) and subject to separate agreement between the LPA and the applicant. Any such agreement which may be reached is likely to be subject to additional measures to support economic development. 

Applicants are advised to discuss these requirements with their case officer and / or planning policy officers. Commitments set out in this statement will be incorporated into planning conditions and / or Section 106 agreements and should therefore be viewed as binding.

Developers at Winterstoke and Parklands Villages should have regard to the Joint Position Statement on employment-led growth at the Weston Villages dated 4 November 2011.
2.
Summary of application and compliance with employment-led requirements:

	Summary of application

	Application location / address
	

	Application type (e.g. outline, full)
	

	Development description (summary of proposals, e.g. number of dwellings, employment floorspace): 
	


Please use the table below to set out how you intend to meet the employment-led requirements:

	Summary of proposed phasing to meet requirements
	Yr 1
	Yr 2
	Yr 3
	Yr 4
	Yr 5
	Yr 6
	Yr 7
	Yr 8
	Yr 9
	Yr 10
	Yr 10 +
	Total

	Number of dwellings proposed
	
	
	
	
	
	
	
	
	
	
	
	

	Proposed employment (jobs)
	
	
	
	
	
	
	
	
	
	
	
	


· Overall, job requirements must total 1.5 jobs per dwelling over the plan period.

· At NSC’s discretion, a phased approach to delivery may be permitted. Applicants are advised to discuss this with officers at an early stage of the application process.

· In all cases please note that North Somerset’s emphasis is on promoting B-class employment uses and that proposals should comply with relevant planning policies.

3.
Details of employment proposals
Please use the table below to provide detail of the different types of employment-generating land uses that you are proposing in order to meet the employment-led requirements as summarised in section (1) above. Please provide floorspace as the net internal area in square metres, unless otherwise indicated. 

To calculate job yields, please refer to the guidance in the Homes & Communities Employment Densities Guide, 2nd Edition, 2010, available at: http://www.homesandcommunities.co.uk/employment-densities-guide-2nd-ed 

The contents of these tables must relate to actual jobs that will be delivered within the specified time period. e.g. the premises in question must be built and occupied within the specified time period. Jobs must be measured as Full-Time Equivalent (FTE).

	Year
	
	A1: retail
	A2: financial & professional services
	A3: restaurants & cafes
	A4: drinking establishments
	A5: hot food takeaways
	B1: offices & light industrial
	B2: general industry (gross internal area)
	B8: storage or distribution (gross external area)
	C1: hotels (no. of bedrooms)
	D1: cultural attractions (gross internal area)
	D2: assembly & leisure (gross internal area)
	Sui generis / other
	Total

	1
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	2
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	3
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	4
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	5
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	6
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	7
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	8
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	9
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	10
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	10+
	Jobs
	
	
	
	
	
	
	
	
	
	
	
	
	

	
	Sqm
	
	
	
	
	
	
	
	
	
	
	
	
	

	Total
	
	
	
	
	
	
	
	
	
	
	
	
	
	


Please use the space below to provide any further information available to support your employment-led proposals, e.g. nature of premises, proposed timescale for delivery, likely / known end-users, etc. This information will be used to assess the deliverability of your employment proposals:

	Additional information:




4.
Additional measures to support local economic development:
Please provide details of any other measures proposed to support local economic development. These will be incorporated into planning conditions or a S106 agreement. 

	Topic
	Proposed milestones & targets

	Employment-related marketing and promotion 
	

	Support for the local economy (e.g. apprenticeships, local suppliers)
	

	Support for infrastructure delivery and business support
	

	Any other measures
	


APPENDIX A

CORE STRATEGY EXTRACTS – Policies CS20 and CS30

CS20: SUPPORTING A SUCCESSFUL ECONOMY (policy extract)

The Core Strategy seeks to provide at least 10,100 additional employment opportunities 2006 - 2026, including around 114 hectares of land for B1, B2 and B8 uses (business, general industrial and storage and distribution), and to address the existing imbalance at Weston-super-Mare.

The overall approach is employment-led in order to achieve a more sustainable alignment between jobs and the economically active population across towns and villages in North Somerset. This seeks to increase their sustainability, self containment, decrease out-commuting, provide for a range of local jobs and reduce carbon emissions from unsustainable car use. Priority will be given to the reuse of previously developed land and the safeguarding of sites in existing economic use.

Weston-super-Mare

The focus of employment development will be at Weston-super-Mare primarily through town centre and gateway regeneration and the new development at Weston Villages, where new residential development will be provided in step with employment opportunities and with an emphasis on new B1(a) office employment. Within the gateway area office provision will be focussed on a limited number of key sites in addition to any specific redevelopment opportunities that contribute to the regeneration of the town centre.
Throughout Weston-super-Mare proposals should provide for 1.5 jobs per home over the plan period both at Weston Villages and elsewhere on sites of 10 or more dwellings. The type of employment should be acceptable in planning terms and not detrimental to the overall employment strategy in the town.

Outside of the Weston Villages and allocated sites, if on-site provision is not suitable, financial contributions will be sought towards economic development through the use of planning obligations. These contributions will be agreed through Section 106 and the community infrastructure levy and will be focussed on local initiatives and to support the delivery of employment elsewhere in the town.

Clevedon, Nailsea, and Portishead

Within Clevedon, Nailsea and Portishead new employment development will be supported primarily on allocated land with a key objective of improving self containment, and reducing out-commuting.

Remainder of North Somerset

Elsewhere, economic activity appropriate to the scale of the settlement will be approved within settlement boundaries where this leads to greater self containment, is compatible with the character of the area and meets locally identified needs.

CS30: WESTON VILLAGES
Policy extract:
The development of the Weston Villages must satisfy the following key requirements:

· Development will be employment-led with the provision of 1.5 jobs per dwelling over the plan period. Detailed mechanisms for delivering employment-led development including the quantum, thresholds and phased release of land in each village will be determined through a combination of masterplanning, a Supplementary Planning Document, and through a Section 106 planning agreement that would accompany any such approval for development at each village.

· Provide at least 37.7 ha of B Use Class employment land located within allocated employment sites, mixed-use development areas and at local and district centres. If provision of strategic infrastructure is dependent on development on greenfield land then this will be taken into consideration as part of the phasing strategy. In addition phasing will take into account sustainability and viability issues.
Supporting text:

Employment

4.48
The delivery of an employment-led strategy to the future strategic development of Weston-super-Mare is founded on a significant body of evidence and policy. Regional Planning Guidance 10 (RPG 10) includes a policy SS10 that seeks to ‘limit further housing growth (in WsM) until employment is more closely in balance with housing’, and this fundamental starting point was supported through the Replacement Local Plan Inquiry (Paragraph 4.5 of the Inspectors Report).

4.49
The approach advocated and engrained within the Replacement Local Plan (2007) was to deliver significant employment development up to 2011 and thus achieve a better job to homes ratio, and then to allow for strategic growth of new communities balanced with employment opportunities. This approach is not solely based on sustainability but also due to concerns from the Highways Agency on impacts of further unchecked residential growth in particular on out-commuting.

4.50
This policy recommends a linked mechanism between housing and employment which was again supported through the Inquiry into the RLP due to the serious imbalance between jobs and homes exacerbated by recent housing growth in the town, and the failure of the market to maintain a balance of uses. The mechanism will seek to achieve 1.5 jobs per dwelling at Weston Villages over the plan period. B class employment will be prioritised as a primary driver of the local economy, a stimulus to the creation of an office market in the town, and the delivery of these types of jobs as part of the new communities.

4.51
To support this strategy, the following minimum land requirements are proposed within the Weston Villages:

· Class B1 Offices = 25hectares

· Class B2 General Industrial and

· B8 Distribution/Warehousing = 12.7hectares

4.52
This results in a total of at least 37.7ha of land to be allocated for B Class employment uses. The employment uses will be identified as specific allocations at Winterstoke and Parklands Villages. This will be aligned to ongoing work on the Weston Villages as part of the Supplementary Planning Document.

4.53
It is envisaged that this could provide for around:

· 7,810 B1 use jobs.

· 910 B2/B8 (industrial and warehousing) jobs.

4.54
It is recognised that achieving the employment-led strategy relies on the timely delivery of infrastructure to ‘unlock’ employment potential; the enhancing of the image of the town through recognising and building upon the characteristics and qualities that underpin the town; delivering high quality building and urban design and addressing skills and training.

4.55
In the Weston Villages the emphasis is on a comprehensive development. The mechanisms for delivering the employment-led strategy will be set out in detail within the Supplementary Planning Document and/or other LDF Documents. It will also set out a mechanism for monitoring and reviewing the employment-led strategy throughout the plan period.

4.56
In releasing residential development, employment opportunities will be:

· Delivered in a phased approach with quantities and thresholds to be agreed. In all cases deliverability will be key to this but in all cases residential will need to be led by employment to ensure the principal policy objectives are met;

· Planned as part of a comprehensive, masterplan-led approach guided by the Weston Villages SPD which provides the framework for bringing forward an appropriate range of employment opportunities.

· Provided in addition to wider measures to stimulate employment creation.

4.57
In assessing the amount of employment potential from a proposal, standard employment densities will be used for given employment types.

Residential

4.58
Capacity studies indicate that the new development will deliver about 5,500 dwellings. Each Weston Village will be planned with the objective of integrating employment and facilities so as to maximise their sustainability.

4.59
As part of the detailed delivery mechanisms applied through the employment-led approach, residential development will be released in 250 unit tranches with each tranche being supported with necessary employment provision. This will be subject to a review mechanism to ensure adequate employment is being provided to balance the residential and will form part of a planning condition attached to any planning approval.

