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Employment Facts

Ventnor.

o] 4,812 people were unemployed on the Island in October 1996.

o] Island blackspots for unemployment are Newport, Ryde, Sandown, Shanklin and

o] Unemployment increases in the winter due to seasonal lay-offs.

o] Wages for men are about 24% below the national average.

0 Almost 45% of employment on the Island is concentrated in the service sector.
(o] In 1993, there were 3,239 registered firms on the Island.

0 95% of businesses employ less than 25 people.

I ntroducti on

81 Wilst this plan recognises the
inport ance of the tourist industry as a najor
enpl oyer and essential pat o the Idad s
econony, the pdides in ths setion ae
nainly directed towards industrial and
busi ness uses. Enpl oynent issues are al so
Oealt wth e sevhere in this plan under other
supgject headings, eg. Tourism Retdl ec
Wereas previous structure and local plans
have concentrated on the provision of
industria floorspace, recent changes in
planning legislation nownean that industry is
i ncl uded wthin a broader busi ness use cl ass.
The phil osophy of the business use class is
to alow change between industriad, high
tech, studo ad of fice use, thus enabling
geae flexibility and freedomfor busi nesses
and ai di ng enpl oynent generation. The term

indstry o indwstrid in this section
therefore has a wde definition and covers a
variety of business uses. The current
categories of business use class as set out in
the e Qasses Qder are as fd |l ovs:

B1 Includes of fices, research and
devel opnent, studios, |aboratories,
high tech axd light industry. These
are best described as processes
wich codd exist wthin a residertid
area, Wthout detrinent toits anenity
by vay of naise, vibration, funes etc.

B2 Qwvers genera industria uses such
as shipbuildng and arcraft pats
nanuf acture which, by their nature,
are not accept ade wthin residetiad
aress.

B8 Qvers warehousi ng and distri-buti on
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centres, but does nat include ret d
warehouses, such as DOY centres
and bul ky househol d goods st ores.

82 The Island is striving towards a
prosperous econony and full enpl oynent
and it is essetial that the planning system
does not unnecessarily hinder the
devel opnent plans of busi nesses and does
isful shareto emsure that suf fidet, sitddy
located enploynent land is nade available
and high value enploynent and strong
economc growh encouraged. A the sane
tine, however, care needs to be taken to
ensure that excessive devel opnent does not
dfect the concept of balanced growth
inberet in the pdan The prospect of too
nmuch devel opnent nay appear unlikely, ht
over the longer term Gvernnent or BJ
assistance could lead to a change of
Ci rcunst ances.

83 The nmain way the planning system
can help towards business devel opnent is
through the dlocaion o lad In temns o
existing lad dlocations, thereis dready nare
than enough industria land to permit
expasioninothe foesees e fuure Wle it
is a fact that nuwch of this hes renained
undevel oped for somne tine, this is nore a
reflection of the lack of denand and the low
returns on investnent, than any inherent
problens in the land available. FRiture
indstrid deve onent is likdy to cotinue to
require finandd and practicd assi st ance.

84 There are currently 65 hect ares o
enploynent land allocated in this pan. @
thstad, 40 hect ares are considered to be
reedly availadde for devdopnent, in tha
there is either an existing planing
permssion or there are little o no plaming or
physica constraints A nuner of sites are
currently under devel opnent on the Island,
including St Goss Business Park in Newport
and a najor devel opnent at Geat Freston
Road, Ryde, with assistance fromthe Rural

Devel opnent  Conmi ssi on.

85 New devel opnent |and used for the
et ablishrent or gromh of nanufacturing
firns is likdy to lead to enpl oynert gronh.
In the past, however, sone devel opnent of
industriad land hes included the rel ocation of
distribuion centres and quasi-retal
operations, such as car sale show roons,
fromaother intowm locations. Mre recently,
the introducti on of the BL use class has seen
nore of fice-type uses relocate to cheaper
and nore accessible industria land The
rel ocati on of existing busi nesses, wile gving
them the opportunity to expad, wll
necessarily initsef creste newjabs.

86 The devel opnent of nanufacturing
industry, producing for wder narket s does,
on the other hand, have the potentia for
cresting rewjos onthe lslad, adit isvitd
that lad is nade availabe for this type of
groath. Between 1960 and 1992, the Island
saw t he devel opnent of sone 65 hect ares of
i ndustrid lad This repr esent ed
devel opnent of an average rate of 2 hect ares
per annum nuch of which was the rel ocation
of firns described dbove. Wi le there are still
sone industrial operations which woul d
berefit fromrdocationto anindstrid est de
it is considered that the denand for land for
reocation wil be loner thanin the pa.

87 Nw allocations on geafidd sites
can be controversial, wth no guarantee that
they would have any effedt on the rae o
busi ness devel opnent. Neverthel ess, in order
to esuwe a cotinuing chace o sites fa
devel opers, new land allocations shoud be
nade. Ths will hdp over the log term to
esue a sutdde chdce o sites wll be
available to potentia developers and
guarantee that land shortages wil mt pre
judi ce appropriate econonic devel opnent .

88 The car has revd utionised dl of our
lives, changed the vay we live and a |l oned

Objectives:

The objectives of this section of the plan are:

Island’s economy;

o] to promote and encourage a range of employment uses to retain and enhance the

o] to ensure the availability of sufficient useable land for future employment needs;
(o] to locate new development so as to reduce the need to travel;

o] to resist the development of allocated employment land for other uses.
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Pronote Quitably Located New Enpl oynent Uses

E1 The Council will promote and encourage the development of new and existing
employment uses, and will approve suitably located developments in appropriate locations on
allocated land within, or adjacent to, existing settlements, so as to reduce the need to travel
to work by car. The development should be easily accessible by public transport, on foot, or
by bicycle.

us to extend the distance between the
vorkpl ace and home. It's increased use has,
however, bougt wth it the d sadvat ages of

encouraging the retention and devel opnent
of workspace near to where people live,
vwhere it can be easily accessed by net hods

pol lution, danger and congestion. WHil st
actively assisting the devel ogpnent of suitady
located enpl oynent, the Quncil is keen to
reverse the reliance on the car by

Citeriafor the Developnent of a Ste for a My or Enpl oyer

o transport other then private car.

Wile there has been little success in
years in attracting nainland

89
recent

E2 Planning applications for employment related development to meet the requirements of
a major employer (ie an employer generating a significant number of new jobs) who wishes
to redevelop on, or relocate to the Island and which would be to the overall benefit of the
Island community, will be acceptable in principle on any suitable sites allocated for
development. Where no suitable site is available, consideration will be given to a new site.

The criteria for assessing new sites will be as follows:

a there must be good access to one of the cross-Solent ferry links;
b they must be outside the designated Area of Outstanding Natural Beauty and identified
nature conservation designations and must not cause detriment to these areas;

c they must adjoin the main road network, be readily accessible by public transport and
have good foot and cycle links;

d they must not have a significant impact on adjoining uses;

e they must be located near to the potential workforce;

f development on the site should provide substantial positive benefit to the Island;

g the development will not result in the loss of any of the best and most versatile

agricultural land (Agricultural Land classification grades 1, 2 or 3a).

Any other form of development which is considered by the Council to be piecemeal, not for a
single major employer, or is likely to prejudice the likelihood of the site being taken up by a
major employer generating development, will not be permitted.

companies to the Island, hopes renain high
thet asutable najor enployer will eventually
be persuaded to relocate. D scussions and
practicd e fat s have centred on attenpti ng
to entice a naor nanufacturer or
governnent departnent to the Island the
etadishnent of anmgo tarist facility, such
as Qnter Parcs, and nost recently the
fessibility of an Islad Uiversity. The nmain
benefit of any najor devel opnent such as
these is the boost that they woud gve to
enpl oynent and the econony general | y.

8-3

810 Wiile developmrent on the scale
required coud have a naor environnent &
i npact, there seas little doux that if a
it able proposa was forthcoming, it would
generate support. Bvery effort shodd be
nade to encourage a devel opnent of this
type to locate on one of the sites dlocated in
this pan. It is recogni sed honever that these
sites nay not be approriate for al types of
uses and the policy provides a neans of
selecting an adternative suitade site in
exceptional circunst axes. It is inport at to
enphasise that this poicy shoud only be
used in rel ation to devel opnent s whi ch woul d
provide a subst atid positive berefit to the
Island, and vhere no other suit able a | ocat ed
sSites ae avalade
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Resi st the Devel opnent of Al ocated Enpl oynent Land for Qher Uses

E3 Planning applications which protect or enhance the employment use of existing and
allocated employment land and premises will be approved. Applications for the change of use
of land or premises to those outside employment use will not be permitted. The only
exceptions to this policy will be where:

there is an identified need for the proposed use and no other suitable site is available;

where alternative equivalent floorspace suitable for employment purposes can be found
in the area without releasing land outside the development envelope boundary for

the loss of the site would not prejudice the ability of the area to meet local employment
the development involves the relocation of a non-conforming use from an unsuitable

the proposal is for the overall development of the site and involves an acceptable mix

a
or
b
development; or
c
needs; or
d
existing site
e
of uses.
811 (e of the nain ans in alocating

enploynent land is to help create jabs. The
Islad is a a d sadvat age in conparison to

the nainland however, ad it has proved
df ficut, despite various intiaives ad
pronotions, to encourage new industrial

devel opnent to this side of the Sl ent. A the
sane tine established Island conpanies
have been uwilling to expand during a
period of economic uncertany. A a resut
enpl oynent sites have been sl owto devel op
and vacant sites are under pressure for
devel opmrent to other uses. The ouncil

remains commtted to job creation and
believes that existing and proposed
enpl oynent al | ocati ons should be protected
fromother devel opnent to ensure adequate
provision rengins. There may be excepti onal
circunst ances where enploynent land is
released for an alternative devel opnent,
hovever the @uncil wll, in such
circunst ances, wsh to be assured that a
it able repacenet site is avalabe o an
accept bl e nmixed-use is proposed, prior to
approval being granted.

Mxed Wses to Pronote Enpl oynent Devel opnent

E4 Planning applications for mixed-use development (including housing, but not retail), on
land allocated for employment uses will be approved, providing:

a
appropriate development of the employment use and that no excess profits are being
made. The secondary development should be just sufficient to effectively fund the
primary use, taking into account normal developer profits;

b the site and surrounding area is appropriate for the mix of uses proposed;

c the mix of uses proposed are complementary to each other, with satisfactory layout and
design;

d the application is for the whole of the allocated site;

e full details of the phasing programme are provided;

f appropriate agreements are drawn up to ensure that the employment elements of the
scheme are both completed and retained for employment use;

g the primary use of the site will conform with the development plan allocation and be a
necessary and appropriate development;

h

it can be shown conclusively that the development of a mix of uses is necessary for the

full financial details of the development costs and financial returns are provided to the
Council;
there is a current demand for the proposed industrial development.
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812 The devel opnent of enpl oynent | and
has aways been difficdt on the Islad
because of lowrentd levds achievdde for
indwstrid  buldngs. Hstoricadly, nost
devel opnent not directly built by a conpany
fo its own use has had funding support or
gat ad fromou side agencies. A though
gat adis sill adlddeincatan aress far
particu ar types of devel opnert, the planning
system can be used to help achieve |ong
term o ectives through the consideration of
mxed uses and cross-subsidisation. In
sinple terns, this neans one type of
devel opnent, probably housi ng, subsidising
the devel opnent cost s of the nain user of the
dte

8.13
nor e

Mxed use devel opments can be
sustainable than a single use

Alocation of Ewpl oynent Land

devel opnent and help create vitdity ad
dversity ad reduce the need to travd . It is
however inportant to ensure that the
devel opnent of the use for which the land is
alocated renains the prinary purpose of the
mxed-use devel opnent. It should not be
seen as a back-door nethod of achieving
residentia developnent on land which is
needed for enpl oynent purposes. For this
reason, the pdicy contarms arage o criteria
under whi ch any nixed-use devel opnent on
enploynent land wil be judged It is not
expected that this poicy shal be gppicabde
to al enploynent sites, as clearly nixed
uses would not be appropriate in certan
areas. dtes where the policy nay apply
include, B5(10), B5(11), BEY(13), B5(14) ad
EX20), as set aut in Appendi x B

E5 Planning proposals for employment development will be considered in principle on
employment sites allocated on the Proposals Map and set out in Appendix B.

814 The Quncil is amng to achieve a
nore buoyant Island econony wth full
enpl oynent. Wilst the Island workforce is
gowng inthe long term this has been a a
rdativdy slow rae ad it is essetid
therefore that this plan and the plamning
systemdo their full share to encourage a
bal anced econonic gronth. Wi lst one of the
nain ways this can be achieved is by the
dlocation of suffidet sutably located
enpl oynent land, the Quncil wll also
support intiatives wich wll address the
Islad s higher than average level of
unenpl oynent and wll approve, subject to
the aoher pdicies of this pan, paming
dlocatiaos wich wil cegte tranng facilities
and opportunities which wil help neet the
needs of existing or potertia enpl oyers.

Expansion of Existing Industry and O fioces

815 (Qrer 40 ha of enploynent |and has
been brought forward from either the
previous local plans, o wth plaming
approvals. This plan has alocated an
additional 25 ha of new industrial and
enploynent land, wthin or close to the
Idad s nain settlenent s The principd sStes
are shown on the proposals nap and are
incdluded in Appendix Btothis plan. Indivi dual
das, sites or renmart s of |arger enpl oynent
devel opnent sites have been illustrated
were possible. Inaddition, there are existing
under used or vacant, or newy built properties
vwich add to the ef fective land avallad e to
gener at e new enpl oynent .

816 Detals of the enpl oynent sites have
been included wthin Appendix Bto this plan
and are indicated where scale alows on the
proposal s nap.

where:

identified problems.

E6 Planning applications for the expansion of existing industry and offices will be approved,
particularly where this will lead to additional job opportunities. Exceptions to this policy will be

a the proposal involves the intensification or extension of an existing non conforming use,
which is having an unacceptable impact on the surrounding area;
b the use is inappropriate in its existing location and it is not possible to overcome

8-5
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817 The Quncil is keen to support the
devel opnent and gromth of existing firns
either by expasion o intersificaion onther
edistingsites, o relocaiontonewlarger sites
vwhich wll alow them to expad. This
represent s one of owr best goportunities for

dfective economc development and job
cegion The Quncil wll, hovever, sek to
ensure that where an exi sting concern w shes
to expad wthin its edsting site, such an
increase of activity would not cause
unaccept abl e problens in that |ocation

Enpl oynent Sites Wth Deep Witer Frot age

marine related employment use.

E7 Planning applications to develop existing employmentlindustrial sites which have deep
water frontages will only be approved where this type of location is essential to the proposed

818 Alage pat o theldad s imdstrid
activity hes in the past been narine re ated.
As aresult, enploynent sites that have deep
vater access have been a vital conponent of
the economic prosperity of the Island The
Quncil recognises the inportance of the
Idad s vaterside boat building and repar
yads to its enpl oynent, tourist, recreation
and leisure o ectives. Ramning applications
to devel op enpl oynent /
industrial sites which have deep water

Enpl oynent in the Guntryside

frat age wll be approved where the proposal
isether for anarine related enpl oynent use
vwhich required access to a deep water
frat age, or for other enpl oynent uses whi ch
can be shown to support the continuation of
the existing narine rel ated enpl oynent use.
In either case, the proposal should be
acconpanied by a whole yard plan which
shows al existing uses and intended
re aioships between the existing uses and
proposed new uses.

the following criteria:

relocate;

building;

E8 Planning applications for employment related development on land outside the
development envelope boundaries will be approved where the proposal is of benefit to the
rural economy, is of a scale and design appropriate for the location and meets at least one of
a the development allows for the expansion of firms which could not be expected to

b the application is for the re-use of a suitable agricultural or other appropriate rural

c where the development is associated with an existing farm complex or other
employment operation and is compatible with, and complementary to, that use.

819 The Guncil recognise the rde that
rural areas can play in the econonic
regereration of the Islad, pats of which
have been designated a Rural Devel opnent
Aea, and wll encourage appropriate
devel opmrent for  enploynent related
purposes, providng certain safeguards are
net. The Quncil wll alow the linted
expansion of existing firns and the
devel opnent of industries appropriate to the
countryside, where these can be located in
qitabe buldngs, o wthin wrking fam
conpl exes.

820 Hanning applications for enpl oynent
related najor devel opnent or new buil di ngs
wthn Aeas of Qut $anding Natural Beauty
wll, however, only be approved in

8-6

exceptional circunst ances and where there
is aproven need. The devel opnent shoul d be
of benefit tothe loca econony, nust upgrade
a inpoe the exdisting facility and wll be
expected to naintain, protect and enhance
the area. The desi gn shoul d be of the hi ghest
d$adard ad reflect the character of its
surroundings. Any devel opnent which is
consi dered to have a detrinent d € fect onthe
landscape will not be permitted. Rernission
nay be granted, subject to conditions, limting
the wse to the life o the buldngs ada
renoving permtted devel opnent rights fa
extensions. Qut side working and storage of
naterials and waste nay be restricted by
cod tion

821 Devel opnent s wthin the BL busi ness
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Enpl oynent Devel opnent Anywhere Wthin Sttlenant s

E9 Planning applications for appropriate scale business class development (B1) use will be
permitted within development envelope boundaries. The Council would, however, wish to be
assured that this type of use would continue to be compatible with adjacent land uses at the
scale proposed.

use class are, by definition, gpororiate wthin nei ghbours. The Rural Wite Paper,
a residential area and can often be published in tober 1995 proposed the
satisfactorily accomodated wthin the fabric et ablishnent of a rura business class wich
o exdsting settlenents, wthout detri-nent to would linmt the grovth al |l oved to nanageabl e
the enviromnent, and wth positive benefits and accept ddelevds. This proposal nay be
for the community. Nixed residetid and equal |y desirable wthin urban areas where
enpl oynent uses are consi dered appropri ate nel ghbour conflict s can becone serious. The
in nost devel oped areas, providing that basic Quncil wll consider the Qvernnent s
g¢andards are net. Wile certan proposal s careful |y and wll inpl enent themif
devel oprent s nay be accept able, grovth on appropriate.

the site my lead to an undesirable

intensification wich coul d cause prodlens to 822 The Quncil recognises the need for

War ehouse and Storage Uses

E10 Planning applications for warehouse storage and distribution activities (Class B8), on
employment sites within development envelopes will be approved subject to the following criteria:

a the site is suitably located, with good access to the main road network and the ferry
terminals;

b the type of storage being proposed is acceptable and compatible with neighbouring
uses in the locality;

c the highway network has sufficient capacity to accommodate the development proposed;

d the general degree of disturbance likely to be caused is acceptable;

e the design and appearance of the buildings and level of landscaping proposed are

acceptable.
af ficient varehousing storage and facilities located, have good access to the highvay
on the Island. Hwever, it is cocerred thet network and are conpaibeinterns o use
such uses can, by the nature of their use and design and appearance, wth nei ghbouring
operation, cause nuisance in terns of traf fic devel opnent .

generation. The Quncil is therefore keen to
ensure that such proposals are suitady 823 The development of infornation

To Povide Fr Tdeworking Fecilities

E11 Planning applications to provide “teleworking” facilities, whereby groups of individuals can
share information technology and office facilities to allow them to work close to home, will be
approved providing they meet the following criteria:

a the building is suitable for the use and located within or close to an existing settlement; and
b the use of the building is compatible with the amenity of adjoining nearby uses.

technol ogy has nade the option of working activity are such that plaming permission is

from o near, hone incressingy attractive, required, the Guncil nost be satisfied that
paticdaly were this wll reduce trave ling the use wll not cause environnent &
dg ances to work and of fer a nore pl easant prodens or detract fromthe rural anenities

wor ki ng envi ronnent. Depending on the type o theaeaas aresut o, for exanple, naise,
d ativity, nany snall businesses can be a trd fic geerdion

carried ot wthout detrinent to the anenity

of neighbours. Wiere the scale and type of
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