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Executive Summary
Introduction

This report was commissioned by Central Salford URC in partnership with Salford City Council. On the
basis of detailed supply and demand modelling, it provides a strategy for an up to date and balanced
portfolio of employment sites for the City of Salford for the period 2007-2026, which will feed into the Local
Development Framework and the Salford Strategic Economic Development Plan.

The methodology follows that outlined by the Department of Communities and Local Government in their
Employment and Land Review Guidance Note (2004).

The Evidence Base

The report sets out the context and evidence base which will provide the foundation for the future strategy
for Employment Land in Salford.

Context

I n terms of regional pol i cy t herweenihe Noah VWiestiand¢he restof br i d g e
the UK by promoting key higher value target sectors including professional and financial services, life

sciences, creative and media and advanced manufacturing activities. These newer industries often have

very different locational needs compared to traditional industries, and as such it is critical to ensure that
infrastructure, including sites and premises, is provided to meet their requirements.

Within Salford the Regional Economic Strategy promotes Barton as a Regional Strategic site, along with a
range of reserve and sub-regional employment sites. At a local level regeneration activities are delivered
through a series of Regeneration Frameworks, with the focus on transformational interventions in Central
Salford and Salford West.

The socio-economic context in Salford suggests a City which has is turning a corner. The long term trend of
population decline has been moderated as a result of strong economic performance, resulting in an increase
in population over recent years. The City has also seen significant growth in GVA (higher than regional and
national averages) and growth in newer sectors, especially banking, finance and insurance. However there
are still signs of weakness within the economy which suggest that its residents are not always benefiting
from this economic growth: rates of unemployment and worklessness are still higher than average, average
weekly earnings are low, educational performance is improving, but is still relatively poor and overall social
and economic deprivation is still acute in many parts of the City.

Economic Prospects
The future economic prospects for Salford have been modelled, using the Greater Manchester Forecasting
Model as a basis for the modelling work. The aim of this analysis is to understand likely employment

growth/decline in Salford on a sector basis.

The Model uses four scenarios: Lower Growth, Base, Accelerated Growth (AGS) and Aspirational.
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The Low Growth Scenario provides a reality check, and aims to quantfythe short term i mpact
c r un tHém@ver the Employment Land Review looks forward over a 19 year period, a timescale which we

can expect to encompass around three economic cycles. As such this scenario is potentially overly
pessimistic and its value as a tool for determining planning policy is consequently limited. The study
therefore relies on the other three scenarios for forecasting purposes.

Key messages which emerge from the employment modelling are as follows:

A Overall, employment in Salford between 2007 and 2026 is forecast to increase by 14,600 jobs (13%)
under the Base scenario, 34,700 jobs (30%) under the AGS and 55,800 jobs (48%) under the
Aspirational scenario

A All scenarios forecast significant decline in manufacturing. Projected employment declines range
from approximately 2,700 jobs (29%) under the Aspirational scenario up to 4,600 jobs (49%) under
the Base and AGS scenarios

A High levels of growth are forecast in the transport and communications sector (proxy for logistics).
Between 2007 and 2026 growth of between 1,200 jobs (+19.7%) and 4,000 jobs (+65.3%) is
forecast depending on the scenario

A High levels of growth are also forecast within the service sector. In particular, the financial and
business services sector and other services sector are expected to grow rapidly. Under the Base
scenario employment in the financial and business services sector is projected to increase by 8,000
jobs (28%)); this increases to 33,600 jobs (119%) under the aspirational scenario

Supp ly of Employment Space

The report considers the existing and future supply of employment floorspace in Salford, with a view to
understanding the scale of existing and committed provision and the extent to which this will meet likely

demand. Existing supplyequates to O6availabled supply within the e
marketed) and future supply is committed provision (i.e. under construction or with planning permission) and

proposals under development and yet to be approved by the planning system. The quality of sites is then

assessed to enable us to marry current supply with future demand.

Office Supply

Sal fordés office market is focused in two core areas:
Quays. These locations attract footloose occupiers including regional, national and international companies.

Those parts of Salford which fall within the Manchester City Centre fringe are part of the single city centre

office market within which individual schemes compete. Salford Quay s é pri nci pal competit
out of town office locations elsewhere in Manchester. These include schemes in south, north and east
Manchester - the latter two growing in importance on the back of developments such as Middlebrook and
Manchester Business Park.

The remainder of Sal fordbs of fice floorspace i s di s
predominantly serving a local market and a knowledge based cluster around the University.
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Salford currently has just over 0.5m sq m of office floorspace. Total office floorspace has remained fairly
static over the last three years, following an increase of 8% over the preceding seven years. A high
proportion of Sal f o mwithdhe besttquatitikstock o be found in SaBo8d0Quays and in
new developments on the fringes of the Manchester City Centre. There is 113,000 sq m (12.2 m sq ft) of
available space, 55% of which is new or refurbished and one-third of which is in Salford Quays.

There is 247,000 sg m (2.66m sq ft) of office floorspace either under construction or with planning
permission in Salford. Most of the space under construction is pre-let. A small number of schemes account
for the majority of the pipeline: MediaCityUK; Middlewood Locks and Exchange Greengate. Anything not
under construction is unlikely to be started until developers have confidence that the market has bottomed
out and there are positive signs in the financial markets. Opportunities in more marginal locations such as
Pendleton and Eccles are longer term and will be largely dependent upon spin-outs from other schemes,
especially MediaCityUK, the scale of which cannot yet be determined.

Outside of Salford there is a huge planning pipeline including 222,960 sq m (2.4m sq ft) in Manchester City
Centre to be completed between 2007 and 2009, 400,000 sq m (4.3m sq ft) with planning consent in South
Manchester (over three-quarters of which is higher quality business park space), 130,000 sq m (1.4m sq ft)
at Omega in Warrington, 13,000 sq m (139,935 sq ft) at Central Park in East Manchester and 28,000 sq m
(301,399 sq ft) at Kingsway in Rochdale. All of this is of course uncertain in the current financial climate,
and schemes are clearly being slowed down.

Industrial and Warehousing  Supply

Salford provides a range of locations and accommodation suited to a variety of needs within the industrial
and warehousing market. Agecroft is the prime location which attracts national and regional operations of
major manufacturing and distribution firms. Northbank Industrial Park Irlam is another key location, the
attractiveness of which has been boosted by the completion of Cadishead Way. Salford is well located for
such occupiers with its location on the M60 corridor, but in reality, with the exception of Agecroft, has few
high quality sites.

Footloose occupiers can choose from a range of locations outside of Salford, including alternatives in South
and West Manchester such as Trafford Park. Locations in North and East Manchester have also grown in
popularity with the completion of the M60, and can provide a real alternative for occupiers wanting a Greater
Manchester location. Key sites include Heywood Distribution Park and Ashton Moss, although locations to
the east would not be a choice for those looking to serve the west of the country.

Due to the lack of quality industrial locations indigenous firms have historically been a key driver of the
Salford industrial market, and the wealth of smaller scale, lower quality accommodation in lower profile
locations meets these needs.

Salford has almost 100,000 sq m (1.08m sq ft) of factory space and 1.15m sq m (12.4m sq ft) of
warehousing space. Manufacturing stock has declined over the last 10 years (-9%) but at a slower rate than
the regional decline (-13%) whilst warehousing stock has increased by 13%, a less significant increase than

regionally (+18%) and nationally (+21%). Around one-t hi r d o f Sal forddés warehousi
dates from post 1980, an above average proportion. However many of Salfordé6 s ol der est ates
to modern needs. The warehousing offer is geamasr ally

dominated by new provision at Agecroft.
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There is currently in the region of 138,000 sq m (1.5m sq ft) of available B1c and B2 floorspace in Salford,
and 24,000 sq m (258,000 sq ft) of B8 floorspace. Only one-third of B1c and B2 available floorspace is new
or refurbished and all available B8 floorspace is second-hand. This is indicative of the lack of available

quality supply.

The industrial and warehousing pipeline in Salford is extremely limited. There is only 38,500 sq m (414,424
sq ft) of predominantly industrial floorspace (Blc and B2) under construction or with permission, and the B8

pipeline supply is limited to 3,000 sq m (32,293 sq ft) at Agecroft Commerce Park. HoweverSal f or dds maj
potential scheme, which is yet to be awarded planning

to provide 139,350 sq m (1.5m sq ft) of rail served warehousing adjacent to Manchester Ship Canal. In
addition Cutacre, a smal|l part of which is withi
employment location providing significant benefits for Salford people, although the vast majority of the
developable area is outside of Salford.

Outside of Salford there are a number of major schemes in the pipeline including further development in
Trafford Park at E apsta 260,128 sq @ne(B.8nr g Ift) oPiaduskrial and warehousing
development at Kingsway in Rochdale, 148,640 sq m (1.6m sq ft) of industrial and distribution floorspace at
Omega in Warrington and Parkside Colliery, St Helens where Railtrack has an application for a 186,000 sq
m (2.0m sq ft) inter modal distribution facility.

Qualitativ e Assessment of Sites

Salford City Council identified 65 sites to be assessed as part of this study. Their quality has been assessed
on the basis of a range of criteria, including planning, market performance and sustainability. An overall
duture scorebhas been arrived at which takes into account all factors and the potential of a site to improve its
guality and hence market attractiveness in the future.

The overall findings are that al mo s t hal f of Sal fordbés empl oy npeonin
market terms and that the best sites are already being picked up by the market.

However 50% of allocated sites have potential for average or above average market performance. This
includes:

A Sites which have significant potential to improve including sites in targeted regeneration areas, e.g.
Exchange/Greengate, Salford Central

A Sites which potentially have a special or unique offer, e.g. Barton Strategic sites and associated
sites

A Sites in already successful locations which are targeted for further investment, e.g. Salford Quays
(MediaCityUK)

A Locations which are simply not maximising their potential e.g. The Crescent and Cambridge

Industrial Estate

Where sites are identified as having significant market potential which is not yet being realised this must be
addressed by public sector partners to ensure constraints are overcome and truly available sites are
delivered to the market.
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The other half of sites are anticipated to remain average or below average quality, however some still serve
a very important local employment function. Others could be considered for release.

Demand for Employment Space

The report considers past, existing and future demand for employment floorspace. The purpose of this
analysis is to understand the drivers of demand and to predict potential future levels of demand which can
then be set against supply to understand the required quantum of employment land provision in Salford.

Drivers of Demand

Offices: There are a series of common drivers of demand for office space:

A Quiality of place/environment/staff facilities
A Availability of the right space at the right time
A Skilled labour supply

In the past demand in Salford, the Quays in particular, has been driven by the public sector, but this is
largely no longer necessary as the City has established itself as a business location by providing quality
locations, good quality space and having access to a large skilled labour supply in the wider conurbation.
Salford can meet a range of occupier requirements, and benefits from being a more affordable location than
the wider City Centre. This is evident both in City Centre fringe locations and in the Quays.

Industrial and Warehousing: Key general drivers for industry and warehousing are:

A Access to markets
A Access to labour
A Cost of labour

The Manchester industrial market, of which Salford is a part, performs well in terms of all of these. However
availability of land and premises is also key and these are in generally short supply in South and West
Manchester.

Future Drivers: There are a number of current and emerging trends which will influence patterns of
demand in the future. These are summarised below, together with their potential implications for Salford.

Some drivers are common to all sectors:

A Impact of economic slowdown... This is affecting developer and occupier demand in all sectors.
For some time we have seen a shift back to leasehold premises in the office, industrial and
warehousing sectors in response to the reduced availability of credit. In recent weeks we have seen
many new and planned schemes come to a halt. However DTZ is confident that although we are
experiencing a slowdown in the short term the city centre office market and M60 industrial market
will continue to grow in the medium and long term. In the short term Salford Quays and city centre
fringes may provide a more cost effective location for some office occupiers
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The impact of congestion charging... For offices the impact is expected to be minimal in Salford.
The pull to be in prime locations is expected to be a stronger driver than the additional costs
associated with the congestion charge. It may however limit the potential growth of smaller centres
such as Eccles and Swinton, where it may become more difficult to attract workers in. Congestion
charging may have a stronger impact in the industrial than the office sector due to lower wages

Rising costs... Due to environmental and accessibility legislation, are likely to have implications in
marginal locations. The abolition of rates relief on empty properties adds to these issues, potentially
rendering speculative development unviable in marginal locations

Other drivers are specific to particular markets; for offices:

A

Sectors... The key sectors driving future office demand will be digital and new media, creative
industries, ICT and digital communications, financial and professional services. In Salford these are
likely to be focused in the Quays and the City Centre

The drift to urban centres... Occupiers increasingly look for premises in City and town centres with
good transport access and a range of retail and leisure facilities to meet staff demand. In Salford
the city centre fringes provide a vibrant and accessible location for cost sensitive occupiers. New
mixed use developments such as Greengates and Middlewood Locks are expected to provide
quality supply in the medium to longer term. Salford Quays, despite being technically out of town,
benefits from a vibrant mix of uses which give it many of the advantages of a city centre location but
at a more cost effective price

The drive of major schemes... The development of MediaCityUK will bring a new sense of
uniqueness and vibrancy to the Quays. The initial signs are of widespread interest from the media
sector; the momentumshoul d i ncrease as the BBCo6s arrival

The city centre development pipeline... Although massive (223,000 sq m or 2.4m sq ft) scheduled
for completion between 2007 and 2009) presents significant opportunities for Salford to provide the
quality pipeline post 2009. Key nodes are likely to be around Central Salford Station and
Greengates

For warehousing and industrial, sector specific drivers are:

A

Sectors... advanced manufacturing and logistics are anticipated to be the primary drivers of
industrial and warehousing demand in Salford. There will also be smaller requirements related to
creative industries, environmental technologies and food and drink

Multi freight... there is both a policy and occupier drive towards multi freight in response to

dr aws

environmental concerns and the rising costs of fuel. Port Sal ford is Salford

relation to this

A move away from speculative supersheds (+46,500 sq m/+500,000 sq ft)... but strong demand
in 9,290 sq m to 23,225 sg m (100,000 sq ft to 250,000 sq ft) bracket

Meeting local needs... indigenous demand will continue to be an important driver for Salford, but it
will also be important to ensure local people are able to benefit from opportunities outside of Salford
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Future Requirements

The report uses a variety of techniques to assess the likely quantum of future demand of office floorspace.
Past take-up by both developers and occupiers has been considered (using development rates as a proxy
for developer demand and transactions and enquiry data as a proxy for occupier demand). The
Employment Projections calculated using the Greater Manchester Forecasting Model have also been
translated into floorspace and land requirements. The tables below summarises the requirements which
have been calculated by use class sector.

Offices (Bla and B1lb

Annual Requirement Annual Requirement
Approach Method
(sq m) Land Ha
Past Take-Up Development rates 14,200 0.7-1.8
Transactions (occupier take up) 26,600 1.3-34
Enquiries (10% conversion rate) 23,700 1.3-3.3
Enquiries (15% conversion rate) 35,500 1.8-4.5
Employment Projections Employment Projections: Base 9,057 0.5
Employment Projections: AGS 20,645 1.2
Employment Projections: Aspirational 32,765 1.9

Allowing for churn, we can see that office supply (through development rates) and occupier demand
(through enquiries and current occupier take-up) are broadly in balance. Occupier demand is slightly higher
than developer demand (which relates only to new build) but of course not all occupiers require new
premises. The AGS scenario is also within this range.

Other specific issues which emerged in relation to office demand is that office occupier take-up is focused on
Salford Quays, with between 65% and 75% of office transactions occurring here. Demand is strongest for
units of less than 465 sq m (5,000 sq ft).

The table below sets out the annual requirements for industrial and warehousing space using the different
methods.

Industrial (B1c and B2) and Warehousing (B8)

Annual Annual
Use Approach Requirement Requirement
(sq m) (Land - Ha)
Industrial B1(c) & B2 | Past Take-up Development rates 13,900 3.7
Transactions (occupier take up) 44,900 12
Enquiries 5% Conversion 35,600 9.5
Enquiries 10% Conversion 71,300 19.0
Employment Projections Employment Projections: Base -11,696 -2.3
Employment Projections: AGS -5,946 -1.2
Employment Projections: Aspirational 2,726 0.8
Warehousing (B8) Past Take-up Development rates 7,500 2.5
Transactions (occupier take up) 3,700 1.2
Enquiries 5% Conversion 3,100 1.0
Enquiries 10% Conversion 6,200 2.1
Employment Projections Employment Projections: Base 279 0.1
Employment Projections: AGS 1,242 0.5
Employment Projections: Aspirational 6,063 2.4
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There are wide ranging predictions of demand for both industrial and warehousing premises. A key issue is
the apparent negative requirement for industrial demand as indicated by employment projections, set
against the very significant demand indicated by past trends analysis. The requirement for warehousing
indicated by the various methods is more consistent.

Specific issues which emerged from the demand analysis are that in general Salford has a more active
general industrial market than distribution market. This trend may be explained by a lack of available, large
scale, quality sites and premises. Strongest demand is for <465 sq m/5,000 sq ft units. Demand for both
the largest (>9,290 sq m/100,000 sq ft) and smallest (<93 sq m/1,000 sq ft) units have grown. The most
active parts of the Salford market geographically are in and around Salford Quays, around Walkden and
around Swinton.

Overall Conclusions Drawn from the Evidence Base

The evidence base set out above leads us to a series of conclusions which inform the employment land
strategy.

General Conclusions

A In bringing employment land forward, an appropriate balance should be struck between targeting
growth sectors and supporting a sufficiently diversified economy, which provides employment for
local people

A Broadly the decline in traditional manufacturing and the growth in the service sector, indicates a
need for a reduction in the overall stock of industrial floorspace and an increase in office
accommodation

A It is critical that the City is able to plan for predicted levels of growth, maintaining flexibility within its
employment land supply which enables it to accommodate various ranges of growth and growth in
different sectors

A There is a need to ensure that employment space maximises the opportunities to provide
employment for those within particularly deprived areas of Salford. This applies to provision within
Salford as well as ensuring local people are able to access opportunities outside of the Borough,
such as at Cutacre and in Manchester City Centre. As such supporting interventions to address
both physical accessibility constraints and employability issues will be crucial, and at least as
important as addressing supply issues directly

Quantitative Conclusions: Gap Analysis

Taking into account the evidence base the report seeks to quantify the amount of employment land which
the city should seek to provide for each sector over the next 19 years. In order to do this the report has to
make sense of the highly variable levels of demand indicated by the two approaches to calculating demand,
i.e. past take-up and employment projections. Broadly the difference between the two methods hinges on
one key factor: historic take-up measure gross take-up whilst employment projections translated into land
requirements measure net additional take-up. There are also specific differences between the sub-methods
of quantifying past take-up, broadly relating to whether they indicate developer demand (for new build) or
occupier demand (new and second hand). On the other hand employment projections are only as good as
their inputs and their accuracy is dependent upon interventions happening as planned.
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The report therefore comes to a more sensible range to inform the planning process, taking into account the
variations between the methods" as follows.

Office Requirement (Bla&b)

We recommend that Salford must provide for between 15,000 sq m and 30,000 sq m (161,464 sq ft and 322,928 sq ft)
office floorspace pa, equivalent to a land range of only 0.75 to 1.5 ha pa. Over the study period this equates to
between 285,000 sq m and 570,000 sg m (3.1m sq ft and 6.1m sq ft), or 14 to 28.5 ha.

The office requirement is calculated on the basis of the following facts:

A

Occupier demand on the basis of past-take up rates (14,000 sq m pa) suggests very similar levels of
demand to the AGS and Aspirational Scenarios - between 20,000 sq m and 35,000 sq m pa

Despite the current economic situation it is recommended that the City continue to plan for these
higher levels of growth to ensure that it is in a position to meet developer and occupier demand
when the market stabilises once more

In reality the actual floorspace delivered on this amount of land for offices could vary significantly
depending upon the number of floors built, especially on City Centre sites. In theory this means
Salford could accommodate a far larger supply on this land

Industrial Requirement (Blc, B2)

We recommend that Salford must provide 14,000 sq m (150,700 sq ft) up to a maximum of 30,000 sq m (322,928 sq
ft) industrial floorspace pa, equivalent to 4ha to 8 ha. Over the study period this equates to 266,000 sq m to 570,000
sq m (2.9m sq ft to 6.1m sq ft), or 76 to 152 ha.

The industrial requirement is calculated on the basis of the following facts:

A

Despite the implication of the employment projections there will always be a need for new premises
to meet modern requirements, and in particular to meet the needs of higher value manufacturing

Past take-up analysis suggests a very active industrial market in Salford, with the enquiries method
indicating the highest requirement - a 10% conversion rate represents 71,000 sq m (764,263 sq ft)
floorspace, equivalent to 19 ha

However it is essential that a realistic view of demand is taken. In reality this amount is not going to
be required each year, and it is anticipated that demand is likely to be sustained at no higher than
current levels (i.e. no more than 6% of enquiries), and in fact, given the general decline in
manufacturing, this may be expected to decline slightly. As such we have used the 5% enquiry
conversion rate as an upper level

The upper limit here still appears high in the context of trends in manufacturing and the current
financial crisis, but it is below the very high levels of occupier activity seen in recent years in Salford

! Calculations which follow use plot ratios set out previously in the study i.e. offices 50% site coverage, 4-storey development; industrial
40% site coverage, 1-storey; warehousing 30% site coverage, 1-storey
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Warehousing Requirement (B8)

We recommend that Salford must provide between 5,500 sq m and 10,000 sq m (59,203 sq ft (107,643 sq ft) of
warehousing floorspace pa, equivalent to 1.8 to 3.3 ha pa. Over the study period this will equate to between 104,000
sq m and 190,000 sq m (111,948 sq ft and 204,521 sq ft), or 34 to 63 ha.

The warehousing requirement is calculated on the basis of the following facts:

A Past trends indicate a requirement of between 3,000 sq m pa up to 7,500 sq m pa

A Unusually the requirement calculated using development rates is well above that calculated using
the other historic trends methods, indicating that developer demand is stronger than occupier
demand. This probably reflects recent development at Agecroft which indicates that developers
recognise the potential of Salford as a logistics location when good sites are made available

A We know that there has been a shortage of good quality sites in Salford and therefore in theory
demand in the past has been frustrated by this and could be pushed above past levels, subject to
economic conditions improving. Future planning must allow for this

A Employment projections also reflect the past lack of activity in the warehousing sector in Salford.
Even under the Aspirational Scenario the forecast is only 5,760 sq m pa, which appears high in the
context of the other scenarios, but we would suggest that this is in fact towards the lower end of
demand

These recommendations are set out in the table below and set against the available and pipeline supply in
Salford to enable an appreciation of the O0Years ySupply
has.

Supply (Sq m) Years Supply
Office Industrial Warehousing Offices Industrial Warehousing
(Bla&b) (B1c&B2) (B8) (Bla & b) (Blc & B2) (L))
Suggested Range (sqg m pa) 15,000 30,000 14,000 30,000 5,500 10,000
Available 112,993 138,353 23,889 7.5 3.8 9.9 4.6 4.3 24
Under Construction 54,864 6,010 0 3.7 1.8 0.4 0.2 0.0 0.0
Full Planning Permission® 44,066 22,397 2,916 2.9 15 1.6 0.7 0.4 0.3
Outline Planning Permission® 147,820 10,000 0 9.9 4.9 0.7 0.3 0.0 0.0
Total 359,743 176,760 26,805 24.0 12.0 12.6 5.9 4.7 2.7

Sector Specific Conclusions

The office market is a highly competitive environment, however the ultimate test for the future will be the
ability of the City to provide a variety of choice for occupiers, worrying less about the competition, and
concentrating on providing the conditions to allow successful office development to continue. This will
require:

A Provision of developable sites, focusing on the core locations of the City Centre fringe and Salford
Quays
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A Influencing developers to ensure mixed use schemes proceed as planned and that prime office land
is not lost to other uses such as retail or residential, particularly on the City Centre fringes and in
MediaCityUK

A The creation of conditions which will induce occupiers to areas of the city. Transport, amenities and

environment are as important as buildings and rents

A Focusing resources on the best sites and being clear about target markets

A Focusing on improving the quality of existing provision in less profile locations to meet indigenous
needs

A Encouraging conversions or refurbishment of existing buildings where appropriate particularly in the

City Centre fringe, around the University and in Eccles town centre

Despite the decline in manufacturing employmentther e i s a gener al need to
industrial supply to meet modern needs. The City must:

A Ensure that there is an adequate supply of low end to mid quality industrial premises and land to
meet churn within the local market

A Develop a strategy for future local employment provision which focuses on meeting the needs of
both occupiers and deprived areas, and avoiding pepper potting supply. This is likely to result in
consolidation and break-up of industrial estates, upgrading some estates and the release of some
marginal sites

A Ensure a supply of better quality, new development to meet modern needs, especially for higher
value manufacturing

A Salford is well placed to benefit from predicted growth in distribution, but to date has failed to
maximise its potential due to a lack of accessible, high quality sites. In the future the City must focus
resources on the best sites in the best locations, including identifying new sites through the
Economic Development Plan, especially the M60 corridor, to maximise its share of footloose
demand

Location Specific Conclusions

For offices the City should not be looking to identify new office locations but should focus upon existing
nodes and opportunities:

A Salford Quays: MediaCityUK will enable the Quays to differentiate itself from other office locations.
The City must ensure sufficient employment floorspace is provided within the scheme and that key
employment sites are not released for other uses

A Fringes of City Centre: Key nodes will be Greengate, vicinity of Salford Central Station and
Chapel Street Corridor. The key will be to complement not compete with the city centre core

A Salford University: The focus in this under exploited opportunity should be on providing
accommodation for knowledge based offices linked into the University. The Council and University
must continue to work in partnership to bring this forward
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A Town and District Centres: The focus should be on consolidating and enhancing the town and

di strict centresd service and civic role rather tt
The only exception to this may be Eccles which has the potential to benefit from spin off from
MediaCityUK, however this potential is so long term and it is impossible to predict its scale and

nature

A M60 Corridor: For industrial and warehousing the City should capitalise more strongly on its
excellent accessibility to the M60, and seek to identify new sites along this corridor through the EDP.
Port Salford is also a key opportunity for logistics, and the City should seek to ensure the general
logistics potential here is maximised

Investment Strategy and Policy and Delivery Implications

This section brings together the preceding analysis to determine a future employment land strategy for
Salford.

By reference to our current and future market performance scoring, DTZ have grouped the sites under 1 of 4
classifications. These classifications do not reflect either the current or potential future quality of the sites.
Rather, the classifications reflect the extent of public sector intervention that would deliver beneficial

i mprovement in the mar ketideeslevaree te fatyrd ecomomic growthtsécmrs.s i t e , an
The four classifications are as follows:
A Investment sites - sites that require a high priority, pro-active and concerted public sector/partner

investment/intervention to deliver their future potential as an above average or excellent
employment site/location

A Improvement sites - having the potential to improve upon poor/very poor market performance and
achieve average market performance, and therefore recommended to be designated as
employment improvement sites to benefit from public sector infrastructure/environmental investment

A Management sites - a range of average and above average quality sites that make an important
contribution to the portfolio of employment opportunities in Salford, and will continue to do so in the
future. The public sector should therefore regularly monitor these sites to ensure that any signs of
deterioration are identified early and arrested

A 60 Swi n g - stes tthatsvl perform either poorly or very poorly in the future market, and future
change of use may be considered appropriate

Investment Sites

Eccles New Road

Barton Strategic Site
Exchange Quay

City Airport Manchester
Barton Moss (University Labs)
Boysnape Wharf

Springfield Lane, Greengate
Exchange/Greengate
Salford Central

(a) Liverpool Street

Lankro Way

Improvement Sites
(b) Cobden Street

(b) Regent Road
Weaste Quarry
Worsley Trading Estate
Clifton Junction

(c) Greenwood Street
(d) Cheltenham Street
(e) Lissadel Street
Bury New Road

Management Sites

Albion Way, Orsdall

Jnc. 3 M602

Greenwood Business Centre
Newhaven

John William Street, Eccles
Lyntown

(b) Cawdor Street

Barton Hall Works

Boundary Trading Park/Mayfield
Fairhills

Oakhills

Swing Sites

Irlam Industrial Estate
Holyoake Road
Seedley Trading Estate
Chadwick Road, Eccles
Naysmyth

Carlton Works, Eccles
Great Universal Stores (GUS)
Legh Street (Patricroft)
(a) Vine Street

Peel Green

Cadishead Way
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Ordsall Riverside
Innovation Park
Salford Quays

Moorside Business Park, Swinton
Deans Road, Swinton

Salford Civic Centre

Pendlebury Industrial Estate
Wheatsheaf

(a) Langley Road

Northbank
Agecroft

Land at North East of Bolton Eastons Simpson Grove
Cambridge Industrial Estate Harcourt Highfield Road
The Crescent Wardley Smithfold Lane

Ashtons Field

Barlow Street, Worsley
Linnyshaw Industrial Estate
Rutland Street, Swinton
Newton Mill (Lees Street),
Swinton

Wynne Avenue Clifton
Business Park

Seaford Road Industrial Estate
Pendleton Way

Knoll Street, Broughton

The amount of land in each of these categories is:

Category ‘ Total Land (Ha)

Investment 399.67
Improvement 127.77
Management 330.08
Swing 126.7

This includes in the investment and improvement sites:

A B1 202.7 ha - focused on Salford Quays, the University/A6 Corridor and the City Centre Fringe
A B2 322.7 ha - focused on the A57 Corridor leading out to Eccles and Barton
A B8 84.4 ha - Barton Strategic Site and Land to the North East of Barton

The broad recommended strategy for each group of sites is as follows.

Investment Sites Recommended Strategy

address infrastructure constraints

Exchange/Greengates, the Crescent and Liverpool Street Corridor.

A Realise the potential of the M60 corridor as a logistics and industrial location, especially via investment in the
Barton Strategic Site, Boysnope Wharf and City Airport/Barton Moss sites. The priority for investment will be to

A Realise the potential of Salford Quays and locations on the edge of the Regional Core, especially
These locations are attracting significant
private investment, the priority for the City is to manage and control the development pipeline to ensure a balance
between quality supply, appropriate mix of uses and an avoidance of over-supply. An important approach will be
to pursue non-competitive market niches, such as research academic activities in the Crescent (linked to the

University), local distribution and service businesses along Liverpool Road and MediaCityUK in the Quays

Given the large number of investment sites identified, it is recognised that careful prioritisation will be
required that reflects the availability of funding. Some sites where there is no urgent need for action, such as
Liverpool Street, are therefore likely to be much longer term proposals, and this is reflected in the investment
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programmes of organisations such as the Central Salford URC. Other sites such as Cambridge Industrial
Estate are being assessed through masterplanning exercises that are considering the future of the sites in
the context of the regeneration of the wider area. Any decisions on whether investment is appropriate for
such sites, and the form that any investment might take, will therefore be informed by that masterplanning
process.

Improvement and Management Sites Recommended Strategy

A Retainthese sitesasthe6 bedr ockd of Salforddés supply and empl oy

A Focus on improvements to sites on the City Centre fringes where opportunities for redevelopment and
refurbishment are significant, e.g. Cobden Street, Greenwood Street and Bury New Road. These sites also have
close links with some of Salfordbés more deprived ar

A On management sites the focus must be on ensuring sites do not deteriorate through regular monitoring and pro-
active engagement with owners

Swing Sites Recommended Strategy

A Undertake a review of these sites to ascertain which should be released. This should include an analysis of the
businesses occupying each location, and of the regeneration priorities of the surrounding area. Individual
site/location strategies should be developed to respond to the specific needs of each occupier, especially in
relation to relocation potential

A Following review release sites and/or give favourable consideration to change of use of sites which are deemed
surplus to requirements

The report also sets out a series of general strategy recommendations in relation to broader issues.

General Strategy Recommendations

A Development Densities and Mix: Masterplanning exercises must be undertaken on key intervention sites, and
possibly on improvement sites, to determine the appropriate scale, density and mix of employment and other
uses

A Eccles Town Centre: Investment should be focussed on improving the quality of the environment and services
within Eccles for existing residents and workers and working with landlords and developers to encourage
refurbishment of the existing office supply to ensure it meets the needs of current and future potential occupiers,
including media related spin out businesses

A Other Town Centres: The City should focus efforts and investment on ensuring its town centres are able to fulfil
the civic and service functions necessary to serve their local community, rather than seeking to establish them as
office locations

A Identification of New Sites: Attention should be focused on identifying new sites for logistics users on the M60
Corridor. This requires detailed analysis of potential new site opportunities, which is outside of this study
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1.0

1.1

1.2

1.3

Introduction

Overview

This report was commissioned by Central Salford URC in partnership with Salford City Council. It
provides an up to date and balanced portfolio of employment sites which will feed into the Local
Development Framework and the Salford Strategic Economic Development Plan.

Purpose

The report assesses supply of and demand for employment sites in Salford City. Its specific
objectives are to:

A Assess the future demand for employment land in the city, by use class

A Assess the future supply of sites for employment uses

A Assess the suitability of individual sites, existing, permitted and proposed, for employment
uses

A Identify sites which are unlikely to be required by the market or are unsustainable for
employment development

A Develop appropriate further policy responses in the light of the supply and demand
assessment

Approach

The approach is in accordance with the three stage approach set out by CLG and as set out below.

Stage 1 Stage 2 Stage 3
Taking Stock of the Creating a Picture of Il denti fyin
Existing Situation Future Requirements Portfolio of Sites
7} 7}
y \ 4 \ 4

Policy Development, Monitoring and Review
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1.4

Report Structure

The remainder of the report is set out as follows:

> >

> > >

> > >

p>N

Section 2: Context

Section 3: Economic Prospects

Section 4: Supply of Employment Space: Offices (Bla & B1b)

Section 5: Supply of Employment Space: Industrial (B1c & B2) and Warehousing (B8)
Section 6: Demand for Employment Space: Offices (Bla & B1lb)

Section 7: Demand for Employment Space: Industrial (B1c & B2) and Warehousing (B8)
Section 8: Gap Analysis

Section 9: Qualitative Assessment of Sites

Section 10: Investment Strategy and Policy and Delivery Implications
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2.0 Context

Policy Context
Strategic

2.1 The Sub-National Economic Development and Regeneration Review (2007) provides an overall
strategic context, giving local authorities and regions greater incentives to drive local prosperity,
economic growth and regeneration. The paper sets out measures to optimise the economic
potential of cities whilst simultaneously tackling social deprivation. A key part of this focuses on the
need to ensure that local authorities meet the requirements of businesses to create conditions for
economic growth.

Planning

2.2 The requirement to keep the economic characteristics of an area under review as part of the
development planning process was set out through the Planning and Compulsory Purchase Act
(2004). Further guidance as to how this should be approached has subsequently been issued in the
form of a guidance note’. The specific objectives of the guide are to assess future demand and
supply for future employment land, the suitability of individual sites, and identify sites that are no
longer required or are unsuitable. In doing so it informs the preparation of development plan
documents.

2.3 National planning policy provides a strategic framework for spatial development, with which all
planning policy at the regional and local level must be consistent. Planning Policy Statement
(PPS) 1 sets out sustainable development as the overarching principle and objective of the planning
system. Planning is to advance sustainability by bringing forward sufficient land of a suitable quality
to meet the expected need for economic development, whilst balancing this economic need with
social and environmental demands.

2.4 National policy relating to industrial and commercial development is set out in Planning Policy
Guidance (PPG) 42 This seeks to promote economic development in balance with environmental
considerations, with an up-to-date, detailed evidence base necessary to reconcile these interests.

Further mor e, it states that fthe | ocational demand :
of development plans. Development plan policies must take account of these needs and at the
same time seektoachi eve wi der objecti vpasagraphl10y. he publ i c inte

25 The consultation draft of PPS 4 broadly supports this approach with paragraph 9 stating: A To f ul f i |
this role, planning strategies, at every spatial level, must be underpinned by a robust evidence base
to enable regional planning bodies and local planning authorities to plan effectively and to develop
policies which allow a quick response to changing e

2 Employment and Land Review Guidance Note (ODPM, 2004)
® PPG 4 is currently under review and a draft PPS has been published
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2.6 However, PPS4 does prescribe a more flexible approach in recognition of the fact that future
economic performance is difficult to forecast.

2.7 These considerations are interpreted in the regional context through the Regional Spatial Strategy
(RSS). The draft RSS, published in 2006, promotes development in sustainable locations, making
the most of existing infrastructure to minimise pollution and congestion. It seeks to build on the
economic strength of the Manchester City Region, in part by ensuring that a forward supply of high
quality employment land is identified to minimise constraints on economic growth. There is also an
identified need to link new job opportunities with disadvantaged communities. A city regional
approach to employment land is advocated, and land review should have regard to meeting the
identified needs of the Greater Manchester area.

2.8 Local planning policy is set out through the Unitary Development Plan (UDP) 2004-2016. The plan
sets out measures to secure a good supply of employment land through policy ST3, with provision
for 225.1 hectares for the period of the plan. Within this a number of key sites are identified
including the Strategic Regional Site at Barton, the Innovation Park, aspirations relating to the
development of a knowledge capital, as well as a range of smaller sites identified for employment
development.

Regeneration

29 The Urban White Paper established a context for renewed emphasis on the on-going regeneration
of Britainbés towns, cities, and suburbs. One of
and cities, where enterprise and innovation are encouraged, which provide employment
opportunities for all, and provide for an adaptable workforce. The Sustainable Communities Plan
supports this objective, promoting employment opportunities for people living within deprived
communities. The plan calls for a strategic approach to planning and infrastructure to support
employment within the regions.

2.10 At the local level, the regeneration agenda focuses on Central Salford and Salford West.
Regeneration in Central Salford is being undertaken by the URC through the vision and
regeneration framework. The transformational vision for the area focuses on bringing partners
together to create a beautiful, vibrant and prosperous city, through such measures as improving
economic performance, developing the corporate centre and encouraging science, innovation and
creative industries. The Vision and Regeneration Framework seeks to concentrate
transformational activities in a number of areas, setting out actions for the regeneration of Chapel
Street and The Crescent; Pendleton District Centre; Salford Quays and Waterfront; and the Irwell
River Corridor.

2.11 The Salford West Strategic Regeneration Framework and Action Plan seeks to drive activity
and investment across Salford West over a period of 20 years. The role of this framework is to
identify, co-ordinate and prioritise opportunities for major development and investment. The creation
of a successful local economy and business location is identified as a key driver of change, with
actions set out in support of this aim including the establishment of new employment locations, as
well as support for major schemes including Barton and MediaCityUK.
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2.12

2.13

2.14

2.15

2.16

2.17

Economic

The strategic agenda for economic development is set out at the regional level through the Regional
Economic Strategy (RES). The RES identifies the Manchester City Region as a key driver of
regional growth, based on the economic performance and infrastructure assets of the city region.
Actions to promote economic development are set out under five themes, including infrastructural
development. Relevant actions promoted through the strategy include the delivery of the Strategic
Regional Sites (Action 80), the pursuit of reserve sites for major investment (Action 81) and the
development of a portfolio of sub-regionally important employment sites (Action 82) and investment
in high quality business accommodation close to areas of employment need (Action 83).

Barton is identified as one of the Strategic Regional Sites within the sub-region, alongside Central
Park (Manchester), Carrington and Davenport Green in Trafford, Ashton Moss in Tameside, and
Kingsway Business Park (Rochdale). NWDA is making clear progress in priming these for
investment, working closely with the private sector on a number of developments across the region.
The strategy also seeks complementary development of other employment areas, including those
that support growth of city centres.

The Manchester City Region Development Plan (CRDP) sets out a framework for the
development of the city region within the wider Northern Way strategy. It envisions the creation of a
world class city region, and sets out a plan to develop a modern knowledge based economy. The
development plan identifies sectors that offer the greatest opportunity for accelerated growth. The
plan proposes that infrastructure and support should be put in place to facilitate the growth of these
sectors, including financial and professional services, life sciences, creative and media, advanced
manufacturing and communications.

The vision of the CRDP is implemented in part through the Manchester City Region Sub-Regional
Action Plan (SRAP). A key priority of the plan is to improve the alignment between economic
development and spatial policy, with development control identified as an effective means of
directing growth. The plan promotes a positive approach to economic development, delivering
certainty for developers. Further to this, the plan seeks to facilitate the delivery of critical
infrastructure to meet the demands of business, and accommodate employment growth through the
provision of quality employment sites.

Socio-Economic Context

The relevant socio-economic trends and conditions are discussed and their implications for
employment space highlighted.

Population

In 2006 the population of Salford stood at 218,000, representing a decrease of 12.5% on the
population levels of 1981.* Throughout the period from 1981 to 2006 the general population trend
was one of decline. However, as recent economic performance has strengthened this trend of

* Source: ONS mid-year population estimates
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decline has been moderated and net population change has become positive. This recent trend
reversal can largely be attributed to a turnaround in working age population, where a net loss of
1,000 persons has become a net increase of some 1,000 persons. However, this reflects a wider
national trend, with working age population growth similar to that experienced at the regional level,
and somewhat lower than that experienced across Greater Manchester and Great Britain as a
whole. Projections suggest that total population within Salford will continue to grow year on year
with a total population increase of some 14.5% to 249,700 by 2026.

Gross Value Added (GVA)

2.18 GVA is the difference between the value of goods and services produced and the cost of raw
materials and other inputs (intermediate consumption) that are used up in the production. Oxford
Economics estimate 2006 GVA in Salford at some £4,000 million (current prices), approximately
0.38% of the UK total. Salford has performed strongly in terms of GVA growth relative to the region
and the country as a whole, with GVA levels in 2006 1.6 times those recorded in 1992. By
comparison regional levels were 1.4 times those recorded in 1992, and national levels 1.5 times.

2.19  GVA per person in employment in Salford also increased significantly over this period, from £23,249
in 1992 (current prices), to £31,973 in 2006. This growth in GVA per person in employment, of
37.5%, was greater than that for the North West (28.5%) and the UK as a whole (29.8%). However,
Sal fordds GVA per person in employment is sti
slightly above the regional average (£31,150). °

Table 2.1 Gross Value Added

1992 1999 2006 Change 1992-2006 (%

Total GVA (Em)

Salford 2,454 3,343 4,004 63.2%

North West 75,479 88,515 103,894 37.6%

UK 706,063 867,779 1,050,069 48.7%

GVA per person in employment (£)

Salford 23,249 28,484 31,973 37.5%

North West 24,245 27,837 31,150 28.5%

UK 25,866 29,960 33,577 29.8%

Source: Oxford Economics

Businesses

2.20 The number of businesses in Salford in 2006 was 5,755, an increase of 345 on the previous year,
and some 1,230 more than 1996.° Salford has a larger business base than areas such as Oldham
and Rochdale, whilst it is significantly smaller than that of Manchester and Stockport. The vast
majority of businesses within Salford (85%) have less than 50 employees. This is comparable with
the regional and national pattern. 80.7% of these businesses employ 10 or less persons compared
to 82.8% in the North West and 84.2% for Great Britain. Further to this, the number of large
businesses employing more than 200 people is, whilst small, significantly higher in Salford (1.1%)
than regional (0.7%) and national levels (0.7%). As such, average business size in Salford is larger
than regional and national averages.

® Care must be taken with such comparisons as variation in industry sector profiles can have a marked impact on productivity patterns
® Source: BERR - vat registrations/de-registrations by industry
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2.21  However, growth of the business base remains strong in relation to other areas within the sub-
region, with the stock of VAT registered businesses in Salford increasing by 17% between 2000 and
2006 compared to 10% in Greater Manchester as a whole.

2.22  Business density in Salford is comparable with that of Greater Manchester and the North West, but
significantly lower than that of the UK as a whole. The number of businesses in Salford is
equivalent to 25 per 1,000 resident population. Business density in Greater Manchester, the North
West and the UK are 25.3, 25.8 and 32 per 1,000 population respectively.

2.23  The number of business registrations as a proportion of total business stock has remained above
the national and regional average consistently over a 10-year period from 1996 to 2006, as shown in
Table 2.2. Further to this, in 2006 there were approximately 31 business registrations per 10,000
population in Salford. This start up rate is in line with that of Great Britain as a whole (30 per 10,000
population), and higher than that of the North West region (26 per 10,000 population).

Table 2.2 Business Registrations
Salford North West Great Britain
Registrations

Registrations Registrations
No. of 9 No. of 9

as proportion . . as proportion . . as proportion
registrations registrations
of total stock

No. of
registrations

of total stock of total stock

1996 535 11.8% 16,075 10.1% 162,340 10.3%
1998 630 13.3% 17,545 10.7% 178,460 10.8%
2000 595 12.1% 17,155 10.3% 175,450 10.3%
2002 640 12.4% 17,385 10.2% 173,330 9.9%
2004 580 10.7% 18,080 10.2% 179,580 9.9%
2006 665 11.6% 17,920 9.6% 177,765 9.4%

Source: BERR - vat registrations/de-registrations by industry

2.24  In the mid 1990s, business survival rates in Salford - both one year and three years - were lower
than in comparator areas.’ In 1995, one year survival was some 84% compared to 85% in Greater
Manchester, 86% in the North West and 88% for the UK. Likewise, three year survival was 60%
compared to 65% in the UK. However, in 2003 survival rate indicators for Salford were on a par with
comparator areas.

Table 2.3 Sectoral Breakdown (2006)

Salford North West Great Britain ‘
Industry Group
No. % % %

D Manufacturing 605 7.9 7.4 7.0
F Construction 646 8.4 9.2 9.6

Services 6,427 83.4 83.0 82.8
G,H Distribution, hotels and restaurants 2,167 28.1 30.5 28.2
| Transport and communications 363 4.7 4.6 4.4
J,K Finance, IT and other business activities 2,573 33.4 30.1 32.4
L,M,N Public administration, education & health 759 9.9 9.9 9.4
0,P,Q Other services 565 7.3 7.9 8.4

Source: Annual Business Inquiry

" Source: BERR - vat registrations/de-registrations by industry
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2.25

2.26

2.27

2.28

The business sector profile of Salford is comparable with that of the region and Great Britain as a
whole. Over the period from 1998 to 2006 the proportion of businesses involved in manufacturing
activities declined from 9.7% to 7.9%.® This decline was in line with wider regional and national
trends, and manufacturing remains marginally more significant in Salford than in the North West and
Great Britain as a whole. In 2006, 83.4% of businesses in Salford were classed as service sector,
compared with 83.0% across the North West, and 82.8% across Great Britain. Whilst the

importance of the service sector as a whole has not increased substantially sin c e 1 9 9fi@ancet h e

I T and ot her b usctomhassirereaaed tniimpartanicee acdounting for the activities of
33.4% of businesses in 2006 compared to 24.1% in 1998. This rate of increase over this period is
higher than that experienced at the regional and national level. Over the same period the proportion
of businesses within the distribution, hotels and restaurants sector declined from 33.3% in 1998 to
28.1% in 2006. This mirrored regional and national trends.

Employment

Over the period October 2006 to September 2007 there were 107,300 economically active people9
within Salford, equating to 76.2% of the resident working-age populationlo. This rate of economic
activity is only marginally lower than levels recorded at the national (78.6%) and regional (76.5%)
levels. Further to this, some 101,300, or 71.8% or the resident working age population of Salford,
were in employment over this period. Again, the employment rate™ for Salford is only marginally
lower than that for Great Britain (74.3%) and that of the North West (72.0%).

Over the period from 1999 to 2007 the economic activity rate for Salford has increased significantly
from 70.2% in March 1999 to 76.2% in 2007. Over the same period the rate of economic activity
across the region and the country as a whole increased only marginally, by 0.7% in the North West
and 0.1% across Great Britain. The employment rate trend mirrors that of the economic activity
rate. The rate of employment across Salford increased significantly over this period, from 65.1% to
71.8%. By comparison the employment rate across the region increased by 1.1%, whilst the rate
across Great Britain increased by just 0.5%.

Employment in Salford is heavily weighted towards service sector activities, with real
estate/business employment dominating, followed by wholesale/retail, health and social services
and education."? Together, these sectors account for 60% of total employment in Salford. Salford
has made significant progress in adjusting away from its historic manufacturing base, with a smaller
proportion of employment in the manufacturing sector than Greater Manchester, the North West and
Great Britain. However, it should be noted that manufacturing is still an important sector, with a
greater proportion of businesses in this sector than the regional and national averages (see Table
2.3 above).

8 Source: Annual Business Inquiry

® Economically active refers to people who are either in employment or unemployed

1% Source: ONS annual population survey

! Employment rate refers to the number of people in employment (people doing some paid work, on government-supported training

and employment programmes and those doing unpaid family work) as a percentage of the working age population
2 Source: Annual Business Inquiry
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2.29

2.30

231

2.32

2.33

2.34

Unemployment and Worklessness

The unemployment rate in Salford, as measured by the claimant count™, stood at 2.8% in May
2008, marginally higher than that for Greater Manchester (2.6%), the North West (2.6%) and UK
(2.2%).* Numbers of claimants increased substantially between 2004 and 2006 from less than
3,500 to in excess of 4,000. In May 2008, however, the number of claimants declined marginally.

Local unemployment trends mirror those of the region and country as a whole. However, over a 10
year period unemployment in Salford has not declined as significantly as regional and national
averages. Furthermore, the worklessness rate’® in Salford (20.5%) is higher than the averages for
the North West (17.4%) and Great Britain (14.1%).16

Earnings

In 2007, the median weekly earnings of full time workers in Salford amounted to £422.*" This was
below the median weekly earnings across the North West region (£434) and lower than the average
for Great Britain as a whole (£459). The median weekly earnings of Salford residents amounted to
£393 in 2007, some 7% below the median earnings of people working in Salford. Resident based
earnings in Salford were also lower than the regional (£433) and national (£459) averages.

Average weekly (median) earnings for part-time workers in Salford during 2007 amounted to £148,
higher than the North West average of £141 and the average for Great Britain of £144. The relevant
figure for the Salford resident base was £133, again lower than the average earnings of people
working in Salford. Moreover, the average resident based earnings in Salford were also below the
averages for the region (£E141) and nationally (£145).

Qualifications and Skills

Educational attainment in Salford has improved significantly since 1999/2000, when just 14.1% of
the resident population were qualified to NVQ Level 4 or above.” In 2006 25,800 residents, or
19.8% of the population, were qualified to this level. However performance is still below average.
By comparison 24.8% of the working age population of the North West and 27.4% of the working
age population of Great Britain were educated to NVQ level 4.

At the opposite end of the spectrum, in 1999 24.5% of the working age population of Salford had no
qualifications, far above both the regional and national averages (19.1% and 16.8% respectively). In
2006 the proportion of working age population with no qualifications in Salford had decreased to
19.7%. However, it remained above the regional and national averages in 2006 (15.8% and 13.8%
respectively). The actual number with no qualifications fell from 31,000 in 1999 to 25,700 in 2006, a
reduction of 21%.

'3 The JSA claimant count relates to the number of people claiming Jobseekers Allowance and National Insurance credits. It has been
expressed as a proportion of the working age population

' Source: ONS claimant count

!5 Worklessness rate refers to the number of people who are claiming one or more key DWP benefits as a proportion of the working age
population

'® Source: DWP benefit claimants - working age client group

7 Source: ONS annual survey of hours and earnings

'8 Source: ONS annual population survey
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Table 2.4 Qualification Levels of Resident Population (2006)
’ Salford (No.) ’ Salford (%) North West (%) Great Britain (%,

NVQ4 and above 25,800 19.8 24.8 27.4
NVQ3 27,400 21.0 18.9 17.9
NVQ2 25,200 19.3 19.9 18.5
NVQ1 17,600 14.0 14.7 14.0
Other Qualifications 8,200 6.3 5.8 8.5
No Qualifications 25,700 19.7 15.8 13.8

Source: ONS annual population survey

Deprivation

2.35 There are significant levels of deprivation across Salford, particularly to the North, South and East of
the City. Salford as a whole is ranked as the 15" most deprived local authority area within England,
based on average scores from the Index of Multiple Deprivation (2007). As illustrated by Figure 2.1,
35% of Salfordd s Lower Sup e r(LSOAs) patetassessed @ He within the 10% most
deprived LSOAs in England. Further to this, 65% of LSOAs within the City are amongst the 30%
most deprived in England.

Figure 2.1 Deprivation in Salford

Deprivation in Salford
Index of Multiple Deprivation (2007)

W Most Deprived 10%

iPendleburyAWard|

Least deprived 10%

[SwntomiSomNw srasi
{ [Claremontw

\Weasteland[SeedieylWaid

OrdsalllWard]

(Cadishead|Waid|

Source: IMD 2007

' LSOAs are a unit of geography used in the UK for statistical analysis. They have between 1,000 and 3,000 people living in them,
with an average population of 1,500, and are used to identify small pockets of deprivation.
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Table 2.5 Number of Salford LSOAs within the 10% most deprived nationally

143 LSOAs [ 2004 2007
IMD 53 51
Income 40 39
Employment 54 50
Health deprivation and disability 68 63
Education, skills and training 24 38
Barriers to housing and services 0 3
Crime 60 45
Living environment 28 12

Source: IMD 2007

2.36 Table 2.5 indicates the number of Salford LSOAs within the 10% most deprived nationally in terms
of each of the Index of Multiple Deprivation domains. It indicates particularly widespread deprivation
in terms of income, employment, health, education and crime. Whilst analysis suggests an
improvement in terms of deprivation between 2004 and 2007, it is clear that deprivation remains
severe and widespread.

Polarisation

2.37 Despite the generally encouraging trends in socio-economic conditions, there is worrying evidence
of a divergence within Salford in terms of, for example, educational attainment and worklessness,
leading to potential polarisation.

Figure 2.2 Socio-Economic Polarisation Key Stage 4 (2002/03-2005/06)
Worklessness (1999-2005)

Gap England / NW

Gap England / NW
Gap England / GM

Gap England / GM

Gap England / Salford Gap England / Salford

Gap bottom 10% LSOAs / Salford

Gap bottom 10% LSOAs / Salford

NARROWING WIDENING
! | ‘ ! ' :

1.5 -1 -0.5 0 0.5 1 15 2.0 1.0 0.0 -1.0 -2.0 -3.0 -4.0 5.0 -6.0 -7.0

Change in Gap Change in Gap

'WIDENING NARROWING

Source: DWP benefit claimants - working age client group

238 Whil e the O6gap6 beut ef v@kinartolmed betwveen ©99%and 2005 in Salford as
well as in Greater Manchester and the North West in comparison to England, there was a noticeable
widening of the gap between the worst performing LSOAs in Salford and Salford as a whole.
Further t o t hi s, while there was an encouraging
attainment at KS4 between Salford City and England as a whole, there was a significant widening of
the 6gapbdb between the worst per Ciiyasmiwmlg. L SOAs i
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2.39

2.40

241

2.42

2.43

2.44

2.45

Property Market Context
The market context for office and industrial uses need to be considered in isolation.
Offices

The core office market in Salford is concentrated in two key areas Salford Quays and Manchester
City Centre fringe.

Salford Quays - the most significant concentration of office space, and far superior in quality to
anything else in the City. Formerly an Enterprise Zone and still the main driver of the market, the

Quays comprises around 40% of t he <cityds o hys has provided arc klternativd h e  Qu

location for potential occupiers looking in both the City Centre and South Manchester markets,
primarily by offering high quality offices at a time when they have been absent from other
alternatives.

Occupier choice is largely determined by the availability of suitable buildings and the Quays has a
role in providing high quality alternatives, as well as growing into a destination in its own right.
Financial and professional services have been the main growth sector in this location, although the
next phase of development, MediaCityUK, a partnership between Peel, Salford City Council, NWDA
and Central Salford URC looks set to attract a very strong creative and media presence.

Manchester City Centre fringe, incorporating those parts of Salford within the Inner Ring Road.
This is a newer market for Salford and has developed entirely as a response to the westward
expansi on of Cbhiral BusieesstDéstrioh. sNew opportunities here are being driven by
the proximity to Spinningfields and the upgrading of Salford Central station. Occupiers do not
differentiate between those parts of the city centre which are in Salford and those parts which are in
Manchester. Their decisions are driven by the quality and size of the space available, and the
availability and quality of the local environment for their employees.

Outside of these core areas, office space is dispersed throughout Salford with small clusters in the
town centres, predominantly serving a local market, including the public sector. There is significant
stock in Eccles, developed historically as a response to the M602, whilst most other office stock is
|l ocated at mot or way junctions, or adjacent t
markets are very limited, although some new space (Clifton Business Park) has been built in
Swinton outside of the town centre. There is also a more specialised knowledge based cluster
around the University.

In terms of market areas, both Salford Quays and Manchester City Centre are particularly attractive
to regional, national and even international occupiers and there is a degree of overlap between
these markets and the Manchester Out of Town market, South Manchester in particular. A
proportion of occupiers will prefer to be in one of these locations, but there are also a significant
number who will choose between two of them e.g. between Salford Quays and the City Centre, or
between Salford Quays and South Manchester, and a smaller a number who would consider all
three and for whom choice will be dependent upon the premises available. The remainder of
Sal fordés office market focused upon its town
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2.46

2.47

2.48

2.49

Figure 2.3 Salford Office Market Core Areas
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Industrial

Salford provides a range of locations and accommodation suited to a variety of needs within the
industrial and warehousing market. Clusters of accommodation exist around major roads e.g. A580,
M602 and A57 Liverpool Road. The best quality locations have good access to the M602/M60/M62
AWestern Gatewayo, which stretches along the
boundary with Manchester City Centre incorporating Salford Quays, Eccles and Northbank.

In terms of warehousing and distribution the best locations in Salford (in terms of access) can attract
occupiers serving sub-regional and even regional markets, alongside more local operators.
Companies with major distribution facilities in Salford include Bunzl, Securicor and Nimans.

Similarly key locations in Salford provide accommodation for regional and national operations of
major manufacturing firms, including Trident Manufacturing Ltd and Raschig UK Ltd. Lower quality,
smaller scale accommodation meets the needs of the indigenous market, predominantly well
established local firms as well as new business start ups.

Sal fordos i ndustrial mar ket ' i nks into and-
A580/North Manchester M60 industrial and warehousing markets. However most occupiers will
have a locational preference within these markets and will be driven by these preferences and the
choice of available accommodation. For example the industrial market operating in Bolton tends to
compete with the industrial estates in the North West of the city (Little Hulton, Walkden, Swinton)
and the established Trafford market competes with industrial estates in Cadishead, Irlam, Eccles,
and Barton.
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