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EXECUTIVE SUMMARY 

  

Introduction 

i) This report provides an economic development (employment land) needs study for 

Warrington Borough.    It has been carried out to provide a robust evidence base 

which will inform the emerging Local Plan. It will review the economic performance of 

the Borough and inform decisions on current and future land allocations.  It updates 

the core elements of the Warrington Economic Development Needs Assessment 

(EDNA) 2016. The reasons for this update include: 

¶ To respond to criticisms of the previous EDNA process, and associated elements 

of the Local Plan, made in the recent Regulation 18 Consultations process 

¶ To account for the evolving national policy picture since 2016 

¶ To account for revised growth projections of both jobs and homes 

¶ To ensure the land supply proposed in the emerging Local Plan properly reflects 

Objectively Assessed Needs (OAN)  

¶ To reflect the requirement in national guidance, echoed in the EDNA study, for 

regular updates of evidence base documents to ensure evidence remains 

current. 

 

Methodology 

ii) Several research methods have been used, including site visits and telephone 

interviews with property market stakeholders such as developers, investors and their 

agents.  The Wider Economic Geography of Warrington has been identified and the 

property market in the local authority areas within that Geography has been reviewed 

through desktop analysis of employment and planning strategies, and consultations 

with officers from those local authorities. The methodology follows Planning Practice 

Guidance on employment land reviews. 

 

Market Findings 

iii) Nationally and regionally, the logistics and industrial market remains strong with, ómid 

boxô units of 5,000-10,000 sqm being in high demand during 2017, whilst industrial 

supply fell for a seventh consecutive year.  

 

iv) Industrial need is for units starting at 450 sqm and extending all the way up to 14,000 

sqm. As in 2016, there is market interest in growth in South Warrington, in other out 

of town locations linked to the main motorway junctions, as well as at Birchwood, 
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Gemini and Woolston Grange. Average rents are £43-65/sqm, extending up to 

£97/sqm. 

 

v) There is healthy local office market demand in Birchwood and Gemini, and, more 

modestly, for Town Centre stock, particularly at Centre Park. Birchwood remains the 

focus for the largest requirements, up to 2,000 sqm. There are few freehold options 

to meet demand, either for industrial or offices. A market is reported for out-of-town 

office developments, if locations remain linked to the transport network. Away from 

the motorways there is some demand for rural conversions, but not larger 

developments of industrial or office space. 

 

vi) The Wider Economic Geography of Warrington includes most of Wigan Borough, and 

the western portions of Trafford and Salford in Greater Manchester. The northern 

areas of Cheshire West and Chester and Cheshire East have strong links, as do 

Halton and St Helens in the Liverpool City Region. Although geographically more 

distant, Warrington also has good links with the urban centres of Manchester and 

Liverpool. Within this wider area, the following economic issues are noted: 

¶ Of the strategic sites which may compete with Omega, and its successors, 

Ma6nitude (Middlewich, Cheshire East) is the most significant existing site and 

Parkside (St Helens) will be most significant in the future. Provision of several 

other strategic development locations, with links to Warrington, is put forward in 

the 2016 Greater Manchester Spatial Framework but remains uncertain at this 

time. Against the scale of potential needs from the growing Port of Liverpool, the 

programmed strategic supply in the Liverpool City Region remains modest, 

creating ongoing opportunities for Warrington 

¶ The Manchester Ship Canal is a key asset and expansion at Port Warrington 

would help the Borough secure a share of its growth 

¶ Warrington is losing professional and scientific labour to Sci-Tech Daresbury, 

although the strong overlaps between Halton and Warrington in this area mean 

that Warrington Borough is still deriving economic benefit from this flow 

¶ Between Sci-Tech and The Heath, Runcorn and the Cheshire Science Corridor 

Enterprise Zone Sites, Warringtonôs Wider Economic Geography appears well 

catered for with science themed facilities 

¶ The strongest competition in the office market is from Manchester (and Salford) 

and this is inhibiting demand for larger office premises at present.  
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vii) Sites in other local authority areas of Warringtonôs Wider Economic Geography, even 

when of a strategic scale, will ultimately meet the OAN of those authorities rather 

than Warrington. The only exception would be, if realised, an expansion of Omega 

west into St Helens. Such a site would support both Warrington and St Helens and 

the two authorities would need to agree how the land supply resulting was divided 

between them.  

 

Present Employment Land Supply  

viii) In 2016, Warrington had a realistic employment land supply of 104.53 ha in 14 sites, 

of which 34.85 ha in 11 sites represents the local supply and just over two thirds, 

69.68 ha in three sites, represents the strategic (Omega) supply. 

 

ix) Since 2016, 20.62 ha has been developed, is held to meet the needs of individual 

companies only, is proposed for non B-Class uses or is otherwise unavailable. 

Excluding these gives a new (July 2018) realistic land supply of 83.91 ha in 10 sites. 

Of this, 23.94 ha in eight sites is the local supply. 

 

Objectively Assessed Needs 

x) To assess needs two recognised methods of forecasting have been used creating 

three distinct models of OAN, plus two óPolicy Onô Sensitivity Tests. The outputs from 

these models are outlined in Table ES1. All OAN forecasts relate to the local 

authority area of Warrington Borough only.  

 

Historic Land Take Up 

xi) The first method is a forward projection of historic land take up trends to produce 

strategic/local and local only projections. Based on this projection, Warrington needs 

361.71 ha of land on a strategic/local take up model, 223.70 ha on the local only 

model.  This is inclusive of a five-year buffer and an allowance of 14.71 ha for 

business displacement associated with Masterplan projects (see Section 4.0 of the 

Main Report). Against the realistic land supply of Warrington, there are shortfalls of 

199.77-277.80 ha. 

 

Labour Demand 

xii) The second method looks at jobs growth, as identified in Oxford Economics forecast 

modelling, an updated (2018) model which allows for macro-economic changes since 

2018. As can be seen in Table ES1, the resulting jobs based forecast model suggest 

the Borough has much smaller land shortfalls.  



Update to the Economic Development Needs Assessment 
Warrington Borough Council   

 

 

W121(e)/Final Report/February 2019/BE Group and Mickledore  4  

 



Update to the Economic Development Needs Assessment 
Warrington Borough Council   

 

 

W121(e)/Final Report/February 2019/BE Group and Mickledore  5  

Table ES1 ï Warrington Borough Land Forecast Models ï Summary 

Model Need (A+B+C) Less Supply 
(D) 

A+B+C-
D=Surplus 

(Shortfall), ha 

Revised Surplus 
(Shortfall), ha, 
accounting for 
SEP Target = 

Further 46.42 ha 
of land need. 

Revised Surplus 
(Shortfall), ha, 

Variation on the 
Strategic 

Economic Plan = 
Further 19.98 ha 

of land need 

 

Assumptions 

A: Land 
Need 2017-

2037, ha 

B: Buffer 
(five years 

further 
need) ha 

C: Allowance for 
business 

displacement 
associated with 

Warrington Masterplan 
projects 

D: Land 
Stock 2018, 

ha ï Strategic 
and/or Local 

Supply* 

Strategic/ 

Local Take 
Up  

277.60 69.40 14.71 83.91 
Strategic/ 

local supply 

(277.80) - - Based on historic (22 years) take-up 
of 13.88 ha/pa. Inclusive of take-up 
at Omega 

Compares a combined 
strategic/local growth rate with a 
strategic/local supply picture 

SEP figure not applicable to take-up 
scenarios 

Of this, strategic need would be 
approx. 112.04 ha, local need would 
be 165.76 ha. 

Local Take 
Up 

167.20 41.80 14.71 23.94   
Local 

supply 

(199.77) - - Based on historic (21 years) take-up 
of 8.36 ha/pa. Exclusive of take-up 
at Omega 

Compares a local growth rate with a 
local only supply picture 

SEP figures not applicable to take-
up scenarios 

Employment 
based on 
adjusted 
stock ï 
Oxford 
Economics 
Model 

+41.68 

Growth 

+13.89 

Change 

+10.42 

+3.47 

14.71 23.94   
Local 

supply 

1)(42.87) 

2) (8.13)   

1) (89.29) 

2) (54.55) 

1) (62.85) 

2) (28.11) 

Based on 

1) projected growth sectors  

2) projected employment change 
across sectors 

A local growth only scenario 

Source: BE Group and Mickledore, 2018 

*Realistic land supply at 2018 

 

 

.
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xiii) The Labour Demand model shown in Table ES1 is a óPolicy Offô forecast that does 

not account for any public-sector plans or strategies for growth above the baseline, or 

for the local strengths or weaknesses of Warrington. In terms of óPolicy Onô 

modelling, sensitivity testing has been undertaken to understand the forecast growth, 

above the baseline, outlined in the 2017 SEP and variation in the LEPôs projections 

which aligns with Warringtonôs Local Plan housing growth prospects and allow for 

other sources of economic growth potential, such as the growing Port of Liverpool. 

 

xiv) Forecasting against the 2017 SEP target provides for an extra 10,405 jobs on the 

Oxford Baseline gain of 14,600 to 2037. This assumes Warrington secures a 

representative 26.8 percent share of Policy On economic growth. This further job 

growth can be translated to an additional land requirement of 46.42 ha. Added to the 

baseline Labour Demand models, the resulting land shortfall increases to a maximum 

of 89.29 ha. 

 

xv) The SEP Jobs Growth scenario specifically allocated to Warrington in the Warrington 

New City plan has been used to determine the housing numbers within the Local 

Plan PDO, 2017.  It is useful to consider this original uplift created by the SEP over 

the current Oxford Forecast, an increase of 319 jobs/year. This is considered an 

appropriate sensitivity test because of the variation in the forecasts published by 

Oxford Economics over 2015-2018, which show strong employment growth between 

2016-2018 and a slowing of growth thereafter, which does not accord with other 

evidence sources in this study. This approach suggests an increase of 954 jobs/year 

(19,080 additional jobs over 20 years). Again, this growth can be translated to an 

additional land requirement of 19.98 ha. Added to the baseline Labour Demand 

models, the resulting land shortfall increases to a maximum of 62.85 ha. 

 

xvi) However, the market assessment and a review of the historic trends in employment 

change and land take up (see Section 6.0 of the Main Report) suggest that these 

forecasts underestimate land needs significantly. The preferred forecasting 

method is therefore a projection forward of past take-up rates that considers 

both strategic and local needs.  

 

Recommendations 

xvii) This report has had full regard to the requirements of the NPPF and the PPGs to 

encourage and deliver growth through the planning system.  The key 

recommendations are: 
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¶ That the Council should adopt the strategic/local land take-up scenario. This 

suggests that the Borough has a further land need, additional to the current 

realistic supply, of 277.80 ha, to 2037 

¶ That the Council look to the Policy-On SEP Scenarios (particularly Sensitivity 

Test Two: óVariation on the Strategic Economic Planô) additional to the Oxford 

Baseline, as more realistic indications of the numbers of jobs likely to be 

created 

¶  The Council should work with neighbouring authorities on issues in which 

interests will overlap 

¶ Review and monitor the employment land and premises position and 

undertake the study again in about five years. 

 

xviii) Areas of search for new employment sites are summarised in Table ES2. 
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Table ES2 ï Areas of Search for New Employment Land 

Area of 
Search 

Evidence 

Town Centre North West growth driven by the SME sector and the market for sub 500 sqm units.  
Demand outstrips supply for all types and sizes of units 
Requirements for serviced office space have massively increased regionally, driven by growth in high tech firms, increasing desire for flexible leases and lack of alternatives. 
Oxford Economics predict a further 11,500 jobs in sectors needing office accommodation, in Warrington to 2037 (19,300 under Policy On Scenarios).  
Diverse Town Centre stock, from 1 desk size to 900 sqm is generally letting well 
The Town Centre is experiencing a shortage of stock. Losses to residential conversion are further constraining supply. 
Town (City) Centre Masterplan in place with regeneration options being actively pursued by developers. 

Birchwood Oxford Economics predict a further 11,500 jobs in sectors needing office accommodation, in Warrington to 2037 (19,300 under Policy On Scenarios).  
Stakeholders indicate that Birchwood remains a focus for demand for larger offices (and higher value industry) 
Office rents of £156/sqm are being achieved 
Good activity and demand reported with two recent units of 900 sqm and 2,000 sqm both being let before promised refurbishment happened. 
Self-contained office units with a good amount of parking, which Birchwood offers, are in particularly strong demand 
Enterprise Zone status is a strong asset for Birchwood Park. The market focus of Birchwood (nuclear, engineering, telecoms) is felt to be sufficiently different from the other 
Cheshire Science Corridor locations, avoiding excessive competition/duplication. 

Woolston Woolston continues to dominate in terms of local market deals completed. 
Woolston Grange remains a focus for mid-scale industrial market demand, for units of 1,400-4,000 sqm. Demand outweighs supply both for land and property 

Warrington 
Waterfront 

Growth here linked to the wider Port of Liverpool/Manchester Ship Canal economy. Other facilities on the Ship Canal already seeing growth evidence, especially Port Salford. 
The Port of Liverpool is expected to generate a need for almost 400 ha of logistics land in the sub region to 2037, with further land needed for commodities logistics. This need 
is supply driven and could be accommodated in a wide sub-regional area which extends to include Warrington.  

M56 Corridor The North West remains the logistics market leader in the UK. 
 Despite macro-economic concerns, the markets for large B2/B8 premises remain strong against a limited supply. 
The Port of Liverpool is expected to generate a need for almost 400 ha of logistics land in the sub region to 2037, with further land needed for commodities logistics. This need 
is supply driven and could be accommodated in a wide sub-regional area which extends to include Warrington.  
Forecasting indicates that Warrington could gain up to 2,600 transport and distribution jobs under the best Policy On growth scenario 
Large B2/B8 remains a focus for speculative development as evidenced by the Omega Mountpark scheme. 
As in 2016, there is strong stakeholder support for allocations in South Warrington. Property stakeholders also report strong market demand for local industrial/warehouse 
space in the existing Barleycastle Trading Estate/Stretton Green Distribution Park which cannot be met at present.  
Demand here is further evidenced by the range of planning applications consented/seeking approval, for business expansion at Barleycastle Trading Estate/Stretton Green 
Distribution Park. This now includes a major development application for a new Eddie Stobart facility. 

Omega growth The North West remains the logistics market leader in the UK. 
Despite macro-economic concerns, the markets for large B2/B8 premises remain strong against a limited supply. 
The Port of Liverpool is expected to generate a need for almost 400 ha of logistics land in the sub region to 2037, with further land needed for commodities logistics. This need 
is supply driven and could be accommodated in a wide sub-regional area which extends to include Warrington.  
.  
Forecasting indicates that Warrington could gain up to 2,600 transport and distribution jobs under the best Policy On growth scenario 
Large B2/B8 remains a focus for speculative development as evidenced by the Omega Mountpark scheme. 
Some 117.39 ha has been taken up at Omega since 2013 and a further 33.70 ha is expected to be taken up in the short term. At £70/sqm, Omega is achieving some of the 
best rents for larger B2/B8 space in the North West, with no evidence of demand reducing.  
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Area of 
Search 

Evidence 

M62 Junction 
9, Winwick 
(serving North 
Warrington) 

Winwick Quay continues to be a focus for industrial market demand, albeit with a growing emphasis on B8 trade uses. With recent losses to retail and car showrooms, there is 
no growth land remaining in the Junction 9 area, south of the M62. 
Stakeholders identify that demand in the rural north of the Borough is focused at locations with good motorway access, particularly Junctions 8-9 M62. Away from the 
motorways, rural demand is mostly for premises conversions rather than new build development. 

Lymm Lymm has just seen two new rural office developments start-up. Stakeholders feel this indicates a growing market for out-of-town office developments. They believe that if 
supply was offered in this location, and similar areas, it would work well. 
Generally, sites at Lymm with good motorway access are identified as desirable to support the local economy. 

Source: BE Group, 2018 
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1.0 INTRODUCTION  

 

1.1 This report provides an economic development (employment land) needs study for 

Warrington Borough.  It has been carried out on behalf of Warrington Borough 

Council (the Council). 

 

1.2 BE Group, Warrington-based economic development and property consultants 

compiled this report during 2018. BE Group was supported by economic 

development consultancy Mickledore.  

 

1.3 The study has been commissioned to update the core elements of the Warrington 

Economic Develop Needs Assessment (EDNA), produced in 2016 by BE Group and 

Mickledore.  The reasons for this update include: 

¶ To respond to criticisms of the previous EDNA process, and associated elements 

of the Local Plan, made in the recent Regulation 18 Consultations process 

¶ To account for the evolving national policy picture since 2016 

¶ To account for revised growth projections of both jobs and homes 

¶ To ensure the land supply proposed in the emerging Local Plan properly reflects 

Objectively Assessed Needs (OAN)  

¶ To reflect the requirement in national guidance, echoed in the EDNA study, for 

regular updates of evidence base documents to ensure evidence remains 

current. 

 

1.4 Reflecting the Study Brief, the Update to the Warrington EDNA will: 

¶ Strategic Context Update ï Provide an update of the strategic and local policy 

position, and particularly show study conformity with the National Planning Policy 

Framework and Planning Practice Guidance 

¶ Property Market Assessment ï Provide an updated assessment of Warringtonôs 

property market for B1, B2, B8 premises, reviewing data sources including the 

Annual Warrington Property Review (produced by BE Group) and consulting with 

property market stakeholders 

¶ Employment Land Supply Update ï Provide an updated employment land supply 

picture for Warrington. The study will also consider the impact of local 

masterplanning policy on Warringtonôs existing Employment Areas 
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¶ Warringtonôs Wider Economic Geography ï Review the extent of Warringtonôs 

economic influence in the North West, updating the 2016 Functional Economic 

Market Area (FEMA) exercise as appropriate. Engage with local authorities in 

that fall within that Economic Geography, as required 

¶ Objectively Assessed Needs ï Provide an updated assessment of employment 

land needs in Warrington, to 2037. This will include: 

o Labour Supply Forecast ï Reflecting recorded land take up since 2015/16 

o Employment/Labour Supply Forecasts ï Baseline (óPolicy Offô) forecasts 

reflecting the latest growth forecast (February 2018) for the Borough, which 

accounts for national changes since 2016, including the projected impact of 

Brexit.   óPolicy Onô forecasts accounting for the latest strategic policy 

including the new Cheshire and Warrington Local Enterprise Partnership 

(LEP) Strategic Economic Plan (SEP) and Northern Powerhouse growth 

plans. Forecasts of labour force growth under the latest population growth 

projections for the Borough 

¶ Conclusions and Recommendations ï Provide conclusions/recommendations on 

land need and existing/future supply, and how the above issues impact on 

Warringtonôs Local Plan, as it is currently envisaged. 

 

Background 

1.5 Warringtonôs Local Plan Core Strategy was adopted in July 2014. Following its 

adoption, a successful High Court legal challenge was made with respect to the Core 

Strategyôs housing policies (Warrington Borough Council v Satnam Millennium Ltd, 

2015), and in particular the housing target. The parts of the Core Strategy which 

have been overturned are: 

¶ The housing target of 10,500 new homes (equating to 500 per year) between 

2006 and 2027 

¶ References to 1,100 new homes at the Omega Strategic Site. 

 

1.6 Employment and economic development policies remain unchanged. 

 

1.7 Warrington Borough Council is now in the process of preparing a new Local Plan for 

its administrative area. The Plan will be based on the need for Warrington to 

accommodate a significant increase in new homes and jobs over the next 20 years 

as part of the Councilôs óNew Cityô aspirations and the Warrington Means Business 

Programme.  
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1.8 The Council has reached the end of the Regulation 18 Stage of Local Plan 

production (Preferred Development Option) and is now working towards the Draft 

Local Plan Regulation 19 Stage, with public consultation on the Draft Plan anticipated 

to take place during Spring 2019.  

 

1.9 As well as updating the EDNA, updates are also currently being undertaken to the 

Councilôs Local Housing Needs Assessment (LHNA), to ensure that economic growth 

is aligned with housing growth.  

 

Methodology 

1.10 Research methods used include site visits, face-to-face and telephone interviews 

with property market stakeholders such as developers, investors and their agents.  

Desktop analysis of national, sub-regional and local reports and strategies has been 

undertaken, to ensure conformity with strategic policy. 

 

1.11 The Wider Economic Geography of Warrington is identified and the property market 

in the local authority areas within that area of economic influence has been reviewed.  

This has been undertaken through consultations with officers from the relevant 

Councils, combined with desktop analysis of the Employment Land Studies and 

Local Plans of those local authorities.   

 

1.12 Finally, the land supply has been assessed against forecast and population/housing 

data to understand the future need for any additional employment land. This is then 

developed into a series of economic development recommendations that cover not 

just land, but also premises. Attached at Appendix 1 is a list of all consultees.  
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2.0 STRATEGIC CONTEXT UPDATE 

 

Introduction 

2.1 This section focuses on national, regional and local reports and strategies that have 

a relevance to the allocation of employment land and premises.  It updates and 

reviews the policy position from the 2016 EDNA and shows how that study, and this 

Update, conform to national and strategic policy and have influenced local policy. 

 

National Policy  

 

National Planning Policy Framework (2012, 2018) 

2.2 While this Study was being completed, the revised National Planning Policy 

Framework (NPPF) was published (July 2018). This document and the changes it 

makes on the 2012 NPPF, are discussed here.  

 

2.3 The main economic objective of the NPPF is ñto help build a strong, responsive and 

competitive economy, by ensuring that sufficient land of the right types is available in 

the right places and at the right time to support growth, innovation and improved 

productivity; and by identifying and coordinating the provision of infrastructure.ò 

 

2.4 At the heart of the new NPPF is the ópresumption in favour of sustainable 

developmentô (Paragraph 11). For plan making, this means:   

a. ñPlans should positively seek opportunities to meet the development needs of 

their area, and be sufficiently flexible to adapt to rapid change 

b. Strategic policies should, as a minimum, provide for objectively assessed needs 

for housing and other uses, as well as any needs that cannot be met within 

neighbouring areas, unless:  

i. The application of policies in this Framework that protect areas or assets of 

particular importance [AONB, National Park, etc.] provides a strong reason for 

restricting the overall scale, type or distribution of development in the plan 

area; or  

ii. Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this Framework 

taken as a whole.ò 

 



Update to the Economic Development Needs Assessment 
Warrington Borough Council   

 

 

W121(e)/Final Report/February 2019/BE Group and Mickledore                                                     7  

2.5  In drawing up local plans, the NPPF requires local authorities to: 

¶ Be prepared with the objective of contributing to sustainable development 

¶ Be prepared in a way that is aspirational but deliverable 

¶ Be shaped by early, proportionate and effective engagement with communities, 

local organisations, businesses, infrastructure providers and operators and 

statutory consultees 

¶ Contain policies that are clearly written and unambiguous 

¶ Be accessible using digital tools  

¶ Serve a clear purpose, avoiding unnecessary duplication of policies that apply to 

a particular area.  

 

2.6 Strategic policies should be produced which look ahead for at least 15 years 

(Paragraph 22). The NPPF recommends plan reviews every five years (Paragraph 

33). 

 

2.7 Paragraph 57 indicates that there will be no requirement for viability assessments at 

the application stage where developments accord with all relevant policies. But 

viability testing is still required in Plan Making and a Practice Guidance note, which 

provides new methodologies for Viability Testing and was issued alongside the new 

NPPF.  

 

2.8 In terms of employment uses, Paragraph 81 states that local plans should: 

a. ñSet out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial 

Strategies and other local policies for economic development and regeneration;  

b. Set criteria, or identify strategic sites, for local and inward investment to match 

the strategy and to meet anticipated needs over the plan period;  

c. Seek to address potential barriers to investment, such as inadequate 

infrastructure, services or housing, or a poor environment; and  

d. Be flexible enough to accommodate needs not anticipated in the plan, allow for 

new and flexible working practices (such as live-work accommodation), and to 

enable a rapid response to changes in economic circumstances.ò 

 

2.9 The specific requirement to óassess the needs for land and floorspace development,ô 

present in 2012 NPPF is no longer present. 
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2.10 Policies should address the specific locational requirements of different sectors 

(Paragraph 82).  ñThis includes making provision for clusters or networks of 

knowledge and data-driven, creative or high technology industries; and [in a stronger 

emphasis than in 2012] for storage and distribution operations at a variety of scales 

and in suitably accessible locations.ò Policy should also support a growing and 

diversified rural economy (Paragraph 83). ñPlanning policies and decisions should 

recognise that sites to meet local business and community needs in rural areas may 

have to be found adjacent to or beyond existing settlements, and in locations that are 

not well served by public transportò (Paragraph 84). 

 

2.11 Key for employment, and other sites, will be Section 11 on óMaking Effective Use of 

Land.ô Para 120 encourages reallocating land where there is no reasonable prospect 

of an application coming forward for the allocated use, specifically Local Planning 

Authorities should: 

 

a. ñé as part of plan updates, reallocate the land for a more deliverable use that 

can help to address identified needs (or, if appropriate, deallocate a site which is 

undeveloped) and 

b. in the interim, prior to reviewing the plan, applications for alternative uses on the 

land should be supported, where the proposed use would contribute to meeting 

an unmet need for development in the area.ò 

 

2.12 ñLocal planning authorities should also take a positive approach to applications for 

alternative uses of land which is currently developed but not allocated for a specific 

purpose in plans, where this would help to meet identified development needs. In 

particular, they should... support proposals to use retail and employment land for 

homes in areas of high housing demand, provided this would not undermine key 

economic sectors or sites or the vitality and viability of town centres, and would be 

compatible with other policies in this Framework.ò (Para 121). 

 

2.13 Additionally, planning policy should ñésupport the development of under-utilised land 

and buildings, especially if this would help to meet identified needs for housing where 

land supply is constrainedé(for example converting space above shops, and 

building on or above service yards, car parks, lock-ups and railway infrastructure.)ò 

(Para 118). 

 

2.14 The above paragraphs update the 2012 NPPF, which similarly discouraged Local 
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Planning Authorities from holding onto sites over the long term, where deliverability 

prospects were unclear (Paragraph 22).   Experience of some six years of that policy 

was that it increased pressure from land and property owners (and their advisors) for 

non-B class uses in existing employment areas as well as on allocated sites that 

have remained undeveloped.   

 

2.15 To address the increased pressure from alternative uses, local authorities need to be 

more prescriptive in their planning policies to ensure the protection of employment 

areas and sites.  This includes defining the key sites to be protected, and clearly 

stating the process and conditions under which non-key sites could be released to 

non-employment uses. Recommendations on this were made in the 2016 EDNA and 

have been carried forward into the emerging Local Plan. 

 

Employment Land Review Guidance 

2.16 Since 2014, NPPF has been complimented with the Planning Practice Guidance 

(PPG). The PPG note Housing and Economic Land Availability Assessment provides 

relevant guidance on land assessment in employment land reviews.  This PPG was 

updated, in September 2018, to reflect the revised NPPF. That PPG was 

complimented by the note Housing and Economic Development Needs Assessments 

which provided guidance on Objectively Assessed (employment land) Needs. 

However, in September 2018, this was replaced by the housing only Housing Need 

Assessment which considers the calculation of housing needs only. There is thus no 

PPG for calculating employment land needs at present. 

 

¶ Stage 1: Identification of sites and broad locations to provide an audit of 

available land of 0.25 ha and above.  The area selected for the assessment 

should be the  Functional Economic Market Area (FEMA). This could be the local 

planning authority area or multiple local authority areas or areas covered by a 

Local Enterprise Partnership. The assessment should be undertaken and 

regularly reviewed in partnership with other local planning authorities in the 

relevant FEMA, in line with the duty to cooperate. 

This will be a desk top review identifying as wide a range as possible of sites and 

broad locations for development (including those existing sites that could be 

improved, intensified or changed).  The outcome of this stage is to understand 

key employment land supply issues and generate a portfolio of potential 

employment sites to take forward for more detailed review.  

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
https://www.gov.uk/guidance/duty-to-cooperate
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¶ Stage 2: Site/broad location assessment to estimate the development 

potential.  This will include a re-appraisal of the suitability of previously allocated 

land and the potential to designate allocated land for different or a wider range of 

uses.  This stage entails a qualitative review of all significant sites and premises 

for their ósuitabilityô, óavailabilityô and óachievabilityô in order to confirm which of 

them are unsuitable for/unlikely to continue in B1/B2/B8 employment use; to 

establish the extent of ógapsô in the portfolio; and if necessary, identify additional 

sites to be allocated or safeguarded.  

Assessing the óSuitabilityô should be guided by: 

o The development plan (where up to date), emerging plan policy and national 

policy.  

o The presence of outstanding planning consents on sites, where site 

conditions have not significantly altered from the time of that consent 

o Market and industry requirements in that FEMA 

o Physical issues including: 

o ñPhysical limitations or problems such as access, infrastructure, ground 

conditions, flood risk, hazardous risks, pollution or contamination 

o Potential impacts including the effect upon landscapes including 

landscape features, nature and heritage conservation 

o Appropriateness and likely market attractiveness for the type of 

development proposed 

o Contribution to regeneration priority areas 

o Environmental/amenity impacts experienced by would be occupiers and 

neighbouring areas.ò 

A site is considered óAvailableô for development, when there is confidence that 

there are no legal or ownership problems. This may mean that the land is 

controlled by a developer or landowner who has expressed an intention to 

develop, or the landowner has expressed an intention to sell (and those parties 

have a reasonable record of past delivery). Because persons do not need to 

have an interest in the land to make planning applications, the existence of a 

planning permission does not necessarily mean that the site is available. Where 

potential problems have been identified, then an assessment will need to be 

made as to how and when they can realistically be overcome.  

A site is considered óAchievableô for development where there is a reasonable 

prospect that the development will be delivered at a point in time. This is a 

judgement about the economic viability of a site, and the capacity of the 

developer to complete and let or sell the development over a certain period. 

https://www.gov.uk/guidance/viability
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¶ Stage 3: Windfall assessment Not applicable as relates to housing only. 

¶ Stage 4: Assessment review Once the sites and broad locations have been 

assessed, the development potential of all sites can be collected to produce an 

indicative trajectory. This should set out the amount of economic development 

that can be provided, and at what point in the future. An overall risk assessment 

should be made as to whether sites will come forward as anticipated. 

 

2.17 Table 1 shows how the EDNA 2016 and this Update aligns with this Guidance. The 

link between the report and the PPG methodology is not always clear cut, with 

different sections overlapping, indeed certain steps overlap.  

 

Table 1 ï Employment Land Reviews ï PPG Guidance 

PPG Stage Coverage in EDNA, 2016 Coverage in EDNA Update, 
2018 

Stage 1 ï Site / Broad Location Identification 

Step 1 ï Determine 
assessment area and site 
size 

Undertaken by Warrington Borough 
Council 

Undertaken by Warrington 
Borough Council 

Step 2 ï Desktop review of 
existing information  

Full review of strategic/local policy, 
the socio-economic context, FEMA 
local/sub-regional property market 
and the current land supply 
completed 

(Covered in Sections 2, 3, 4, 5, 6, 7) 

Review of updated policy 
position, local/sub-regional 
property market and the current 
(2018) land supply completed 

(Covered in Sections 2, 3, 4, 5) 

Step 3 ï Call for sites / 
broad locations 

To be completed within the ongoing 
Local Plan update process at that 
time 

Warrington Borough Council has 
completed two Call for Sites 
exercises in 2016 and 2017 
under Regulation 18.  

Step 4 ï Site / broad 
location survey 

Review of both available employment 
sites and existing Employment Areas 
(industrial estates/business parks) 
completed. The latter identified 
opportunities for brownfield 
redevelopment/regeneration to meet 
some needs. 

(Covered in Sections 6, 10, 11) 

Updated review of supply picture, 
also consideration of 
Employment Areas impacted by 
policy in central Warrington and 
any additional needs resulting 
from possible future losses of 
premises.  

(Covered in Sections 4, 7, 8) 

 

 

Stage 2 ï Site / Broad Location Assessment  

Step 5 ï Estimating the 
development potential in 
parallel with assessing 
suitability, availability, 
achievability ï including 
viability 

As with Step 4, estimates of site 
delivery and developability completed. 

(Covered in Section 6 and 
Appendices) 

As with Step 4, estimates of site 
delivery and developability 
completed. 

(Covered in Section 4 and 
Appendices) 

Step 6 ï Overcoming 
constraints 

As with Step 4, estimates of site 
delivery and developability completed. 

(Covered in Section 6 and 
Appendices) 

As with Step 4, estimates of site 
delivery and developability 
completed. 

(Covered in Section 4 and 
Appendices) 
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PPG Stage Coverage in EDNA, 2016 Coverage in EDNA Update, 
2018 

Stage 3 ï Windfall Assessment  

Step 10 ï Determine 
housing / economic 
development potential of 
windfall sites (where 
justified) 

N/A Warrington Borough Council has 
completed two Call for Sites 
exercises in 2016 and 2017 
under Regulation 18. 

Stage 4 ï Assessment Review  

Step 11 ï Review 
assessment and prepare 
draft trajectory; enough 
sites / broad locations? 

Forecasting of OAN utilising 
recognised methods ï Past take up, 
economic growth and labour supply. 
Both óPolicy Onô and óPolicy Offô 
forecasts, the latter accounting for 
strategic and national policy. 
Concluding chapters compared need 
and supply and gave views on where 
new allocations could best be sited to 
meet market needs. 

(Covered in Sections 8, 10,11)  

Forecasting of OAN utilising 
recognised methods ï Past take 
up, economic growth and labour 
supply. Both óPolicy Onô and 
óPolicy Offô forecasts. Utilises 
updated, 2018, forecasts of jobs 
growth, accounts for updated 
strategic and national policy. 
Concluding chapters compared 
need and supply and gave views 
on where new allocations could 
best be sited to meet market 
needs. 

(Covered in Sections 6, 7, 8) 

Step 12 ï Evidence Base 
and monitoring  

EDNA produced by BE 
Group/Mickledore and monitoring 
undertaken by Warrington Borough 
Council 

EDNA Update produced by BE 
Group/Mickledore and monitoring 
undertaken by Warrington 
Borough Council 

Source: BE Group, 2018 

 

 

LEP Area Policy 

 

 ñCheshire and Warrington Mattersò: Cheshire & Warrington LEP ï Strategic 

 Economic Plan (SEP) (Revised 2017) 

2.18 The vision of the revised SEP is shared across Cheshire and Warrington ñto grow our 

economyôs GVA Ã50 billion per annum by 2040ò. 

 

2.19 By 2040 Cheshire and Warrington will be: ñAn economy of £50 billion, be 20 percent 

more productive per person than the UK average, create 120,000 net additional jobs 

and build 127,000 new homesò. 

 

2.20 Building upon the Cheshire and Warrington LEPôs investment proposal for the Local 

Growth Fund, £200m is now being used ñto support a range of infrastructure, skills 

and innovation projects, unlocking a further £380 million of public and private 

investment over the next 10 yearsò. 

 

2.21 A number of key sector strengths will help to provide the core to future growth within 
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Cheshire and Warrington: 

¶ Manufacturing 

¶ Life Sciences 

¶ Energy and Environment 

¶ Chemicals 

¶ Finance & Business Services 

¶ Logistics and Distribution. 

 

2.22 Within these broad sectors, Warrington is identified to have strengths in: 

¶ Business administration and support services  

¶ Mining, quarrying and utilities (primarily utilities) 

¶ Transport and storage. 

 

2.23 To help achieve these goals, The SEP has defined certain key areas of focus where 

growth will be focused upon (see Table 2).  

 

Table 2 ï Growth Areas of Focus 

Priority Outputs Comments 

Cheshire Science 
Corridor/ 
Enterprise Zone ï 
To be an 
internationally 
renowned science 
and technology 
cluster 

Original Proposal: 

100 ha to attract 500 
businesses and create 
almost 20,000 jobs 
between 2015-2040 

To Date: 

20 new companies 
have entered the area 
delivering 330 new 
jobs and £1 million of 
investment 

Includes: 

Birchwood Park 

Location of science and engineering 
businesses, with recognition as being one 
of the most successful centres for Nuclear 
Services in the UK 

Sci-Tech, Daresbury, EZ 

Home to the Science and Technology 
Funding Council facility which is about to 
benefit from £300 million of investment in 
supercomputing 

Mersey Dee 
Economic Axis ï 
Linking the 
Northern 
Powerhouse and 
North Wales, 
particularly in 
businesses within 
the energy sector, 
advanced 
manufacturing and 
high-tech 
engineering 

Generating £22 billion 
of GVA per year 

Providing 380,000 jobs 
from 27,000 
companies 

A Growth Prospectus 
for the area was 
launched in spring 
2017 highlighting 
some of the strengths 
of the area and the 
key opportunities for 
development. 

Cheshire and Warrington to work with 
neighbouring authorities to develop this 
óhidden gemô so that it may act as the 
Western representative and driver of the 
Northern Gateway 

Constellation 
Partnership ï 

To create a new 

Potential to deliver 
100,000 jobs and over 
100,000 homes 

Continued work with Stoke-on-Trent and 
Staffordshire SEP and local authorities to 
develop and implement a strategy for 
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Priority Outputs Comments 

city which 
capitalises upon 
the arrival of HS2 
and therefore the 
enhanced 
connectivity 

growth for the area in line with the 
Constellation Partnership. Work is hoping 
to be completed in Summer 2017 
(Outcomes to be seen in next refresh of 
the SEP) 

Warrington New 
City ï 

Creation through 
completing the 
Warrington New 
Town and 
investing in 
transport and 
community 
infrastructure 

(Further discussed 
in óWarrington 
Means Businessô 
below) 

By 2040: 

27,000+ new homes 

31,000 jobs 

 

By 2020: 

3,500 new homes, 
1,000 affordable 
homes 

Proposals for: 

¶ A New City at the heart of the 
Northern Powerhouse 

¶ A City-wide green network 

¶ A ribbon of Blue ï promoting the 
waterfront of the city 

¶ A new central city 

¶ New garden suburbs and houses 
for all 

¶ Stronger and healthier 
neighbourhoods 

¶ Sustainable transportation and 
connectivity 

¶ Accessible Business and 
Employment Areas ï jobs close to 
where people live and 
transportation links 

¶ A low carbon city 

¶ A smart technology city 

 Source: Cheshire and Warrington LEP, 2017 

 

2.24 The Atlantic Gateway is privately sector-led and contains the key project of Port 

Warrington. The LEP will be in support of the Atlantic Gateway ambitions where they 

align with the spatial priorities noted above. 

 

2.25 Key within these projects is clearly the Warrington New City programme which forms 

the Councilôs growth aspirations for completion of the Warrington New Town. To the 

above figures the Warrington Means Business programme (discussed below) 

indicates that ñin Warringtonôs immediate economic gravity (SciTech Daresbury, 

Sandymoor, Parkside, Carrington) the following additional homes and jobs will be 

enabled by 2040:  

¶ At least 15,000 new homes  

¶ 54,000 jobs.ò  

 

2.26 The impact of this policy initiative on growth is discussed further in Section 7.0. 

 

Local Policy 
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Warringtonôs Local Plan Core Strategy (Originally Adopted 2014) 

2.27 Warringtonôs Local Plan Core Strategy is the strategic policy document which sits at 

the heart of the Local Planning Framework. The Core Strategy provides ña planning 

framework for guiding the location and level of development in the borough up to 

2027.ò  

 

2.28 As noted in Section 1.0, the Core Strategy housing targets set out in Policy CS2 

(Quantity and Distribution of Development) have been overturned in a High Court 

Decision. Policy CS2 also requires that 277 ha of land for business, general industrial 

and storage/distribution be made available, to 2027, ñto support growth of the local 

and sub-regional economy.ò This policy target is not affected by the High Court 

ruling. 

 

2.29 Two strategic development locations of note are detailed in Policy CS7 (The Town 

Centre) and Policy CS8 (Omega and Lingley Mere). Policy CS7, seeks to support 

development in the Town Centre and improve its viability and vitality. ñAt Lingley 

Mere the ongoing development of the site for primarily B1(a) and B2 uses in 

accordance with existing consents will continue to be supported. At Omega, Phases 

1 and 2 benefit from existing consents for B1, B2, B8 development.ò The whole of the 

267 ha site is identified as a strategic location for economic growth. Phases being 

developed and those which currently remain undeveloped will contribute to the 

Boroughôs future employment land supply. ñAs at 1st April 2012, 71 ha of the land at 

Omega was required for employment uses within the plan period. The site could 

accommodate between 12,000 and 20,000 jobs when fully built out.ò 

 

2.30 Proposals for office development at Omega will require sequential testing and market 

appraisal. Ancillary uses (retail, leisure, hotel and conference facilities) of an 

appropriate scale and nature to provide a business services hub to serve the 

development as a whole, will be supported. ñThe Council will not support proposals to 

develop the strategic location which seek to develop the remaining extensive and 

open areas of each site in a piecemeal or disjointed manner.ò 

 

2.31 Policy CS9 highlights that Inner Warrington ñwill continue to be the focus of 

development and physical change in the Borough.ò Strategic locations relating to this 

include the Waterfront and Arpley Meadows (Policy CS10) which offers the prospect 
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of employment options within a housing-led, mixed use scheme. Indicative master 

planning, in 2008, proposed up to 2,700 new homes and 390,000 sqm of commercial 

space (including office and employment floorspace, a local centre and hotel), on 70 

ha of land. 

 

2.32 Also, Port Warrington, on the Manchester Ship Canal (Policy CS11) which comprises 

ñan existing warehouse complex and the adjoining site to the east which together 

have the capability to become a multi modal port facility utilising the ship canal with 

an opportunity for rail freight.ò Port Warrington is in the Green Belt and so careful 

consideration of the environmental, social and transport related impacts of any 

scheme will be required.  

 

2.33 It is noted in Policy PV1 (Development in Existing Employment Areas) that ñthe 

Council will support development, redevelopment and changes of use proposals 

within existing employment areaséò, provided that the proposed use falls within the 

B Use Classes or related Sui Generis classifications.  B1(a) office development 

proposals ñwill need to be justified by reference to sequential testing and market 

appraisal to determine that the development could not be appropriately located on a 

more accessible central within or close to the Town Centre in accordance with the 

Overall Spatial Strategy.ò Subject to the assessment of local transport impacts, major 

warehousing and distribution developments will be primarily directed towards: 

¶ Appleton and Stretton Trading Estates 

¶ Omega 

¶ Woolston Grange. 

 

2.34 Where major warehousing and distribution developments are proposed outside of 

these areas, proposals should seek to locate development: 

¶ ñAway from areas sensitive to heavy vehicle movement  

¶ With direct access to the Primary Road Network  

¶ With access to rail or the Ship Canal where possible.ò 

 

2.35 At Fiddlers Ferry Power Station (Policy PV2) the Council will support development 

which ñenhances the existing employment opportunities at the facility and which 

continues investment in power generation and provides opportunities for the 

establishment of related development.ò 
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2.36 Policy PV 4 defines the importance of the Town Centre and Primary Shopping Area. 

Relevant development outside of the Primary Shopping Area and defined 

development areas, discussed below, will be subject to sequential and impact 

testing. Key development sites in the Town Centre are defined in Policy TC1 as: 

¶ ñThe Bridge Street and Time Square area for mixed use development 

including leisure, retail, cinema and office uses 

¶ The Stadium/Winwick Street area for mixed use development complementary 

to the Bridge Street and Time Square area 

¶ Bank Park area for mixed use small scale residential and office development 

¶ Palmyra Area and Wilson Patten Street for mixed use development including 

residential, offices and leisure.ò 

 

2.37 Longer term development opportunities may also be considered at: 

¶ Bank Quay and Wilderspool Causeway 

¶ Town Hill and Cockhedge. 

 

2.38 In Policy SN6 (Sustaining the Local Economy and Services) ñthe Council will seek to 

assist the continued viability and growth of the local economy and support the 

sustainability of local communities by ensuring development proposals; do not lead to 

the loss of viable, accessible sites and buildings used for industrial/commercial 

purposes or other employment generating uses in local communities.ò Farm 

diversification and the sustainable growth of existing businesses will also be 

supported. 

 

2.39 Finally, Policy IW1 notes that the Council will support and promote redevelopment 

and regeneration opportunities along the A49 corridor, for B-Class employment uses, 

transport benefits and infrastructure and environmental benefits. 

 

Employment Land Review (2016) 

2.40 In 2016, BE Group and Mickledore was commissioned to provide an economic 

development (employment land) needs study for Warrington Borough, as part of the 

evidence base which will inform the emerging Local Plan. It reviewed the economic 

performance of the Borough and informed decisions on current and future land 

allocations.  It had the aims to: 

¶ ñIdentify the future quantity of land or floorspace required for economic 

development uses including both the quantitative and qualitative needs for 
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new development; and  

¶ Provide an overview of the current profile of Warringtonôs existing employment 

supply and an analysis of any gaps in the current land supply in terms of 

quality and location.ò 

 

2.41 Key findings included that:  

¶ In 2014, there were some 122,100 people in employment in Warrington. 

Sectoral strengths included business administration (which has seen strong 

growth), professional, scientific and technical and ICT. Manufacturing 

accounted for six percent of employment, equal to transport and storage 

¶ The success of Omega over 2013-16 was a key feature of the local economy. 

With a realistic supply of 69.68 ha then remaining at Omega, stakeholders are 

considering further strategic scale sites in the Borough, particularly in South 

Warrington 

¶ Local industrial need was for industrial units starting at 100 sqm and 

extending up to 1,000 sqm. Larger businesses were looking for industrial and 

warehouse units of 2,000-5,000 sqm. Demand, relative to supply, is felt to be 

particularly strong at Woolston Grange, and around Birchwood, although most 

of the main Employment Areas are performing well. There was a lack of 

freehold options locally 

¶ Local office demand was for suites of 0-500 sqm, in Birchwood and 

Warrington Town Centre. Larger requirements can extend to 2,000 sqm and 

tended to be focused at Birchwood only. There is limited Town Centre stock, 

relative to demand, while Birchwood lacks 1,000-2,000 sqm properties, 

particularly freehold options 

¶ The realistic land supply, as of 31st March 2016, comprised local supply of 

34.85 ha and a strategic supply of 69.68 ha at Omega.  

 

2.42 Three methods were used to calculate OAN: 

¶ A forward projection of historic land take-up trends to produce strategic/local 

and local only projections 

¶ Jobs growth based on Oxford Economics and Cambridge Econometrics 

(2016) forecast modelling (Policy Off) 

¶ óPolicy Onô, sensitivity testing has been undertaken to understand the forecast 

growth, above the baseline, outlined in the 2014 SEP and the LEPôs 

projections which formed part of the devolution deal then under negotiation. 
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2.43 The results of those forecasts are summarised in Table 3. 
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Table 3 ï Warrington Borough Land Forecast Models ï Summary 

Model Land 
Stock 

2016, ha ï 
Strategic 

and/or 
Local 

Supply* 

Land 
Need 

2016-2037, 
ha 

Buffer 
(five years 

further 
need) ha 

Surplus 
(Shortfall), ha 

Revised 
Surplus 

(Shortfall), 
ha, 

accounting 
for 

Devolution 
Bid** 

Assumptions 

Strategic/ 

Local Take Up  

104.53 
Strategic/ 
local 
supply 

307.65  73.25 (276.37) - Based on historic (20 
years) take-up of 14.65 
ha/pa. Inclusive of take-
up at Omega 

Compares a combined 
strategic/local growth 
rate with a 
strategic/local supply 
picture 

Devolution Bid figure 
not applicable to take-
up scenarios 

Of the shortfall in this 
scenario: 

¶ 117.14 ha is 
primarily strategic 
(B8 uses) 

¶ 159.23 ha is 
primarily local in 
nature. 

Local Take Up 34.85 

Local 
supply 

192.36 45.80 (203.31) - Based on historic (20 
years) take-up of 9.16 
ha/pa. Exclusive of 
take-up at Omega 

Compares a local 
growth rate with a local 
only supply picture 

Devolution Bid figure 
not applicable to take-
up scenarios 

Employment 
based on 
adjusted stock 
ï Oxford 
Economics 
Model 

 34.85 

Local 
supply 

+64.78 

Growth 

+41.47 

Change 

+15.42 

    +9.87 

1) (45.35) 

2) (16.49) 

1) (102.03) 

2) (73.17) 

Based on 

1) projected growth 
sectors  

2) projected 
employment change 
across sectors 

A local growth only 
scenario 

Employment 
based on 
adjusted stock 
ï Cambridge 
Econometrics 
Model 

34.85 

Local 
supply 

+58.79 

Growth 

+23.83 

Change 

+14.00 

+5.67 

1) (37.94) 

  2) 5.35 

1) (94.62) 

  2) (51.33) 

Based on 

1) projected growth 
sectors  

2) projected 
employment change 
across sectors 

A local growth only 
scenario 

Source: BE Group and Mickledore, 2016 

*Realistic land supply at 31
st
 March 2016 

**Further 56.68 ha of land need. 
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2.44 The study market assessment and a review of the historic trends in employment 

change and land take up suggested that the jobs forecast models, Policy On and 

Policy Off, underestimated land needs significantly. The preferred forecasting method 

was therefore a projection forward of past take-up rates that considers both strategic 

and local needs.  

 

2.45 Main study recommendations were: 

¶ That the Council should adopt the strategic/local land take-up scenario. This 

suggests that the Borough has a further land need, additional to the current 

realistic supply, of 276.37 ha, to 2037 

¶ Warrington Borough Council generally needs to protect its employment sites 

from non-employment uses, such as housing or retail 

¶ That the Council should designate nine key employment sites and areas to be 

safeguarded for B Class Uses and other employment uses which achieve 

economic enhancement: 

o Barleycastle Trading Estate/Stretton Green Distribution Park, Appleton 

Thorn 

o Birchwood (incorporating Birchwood Park) 

o Birchwood Boulevard 

o Centre Park 

o Gemini, Westbrook 

o Lingley Mere 

o Olympic Park, Birchwood 

o Winwick Quay 

o Woolston Grange. 

¶ The Council should work with neighbouring authorities on issues in which 

interests will overlap 

¶ Review and monitor the employment land and premises position and 

undertake the study again in about five years. 

 

2.46 Finally, the study used market evidence and past take up to split need by B-Class 

uses and recommend areas of search for new land supply (see Table 4). 
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Table 4 ïï Locational Land Needs 

Need by 
Use Class, 
ha 

Locational Needs/Areas of Search 

B1(a): 
73.14 

Warrington Town Centre and Periphery 

¶ Focus for meeting local needs for sub-500sqm premises, including serviced accommodation 

¶ Will build on the established regeneration schemes here ï Stadium Quarter, Warrington Waterfront, Southern Gateway 
East Warrington ï North or South of Birchwood 

¶ Birchwood identified as the Boroughôs main location for large floorplate and inward investment requirements of up 2000 sqm 

¶ Stakeholders supported further growth here and wished to discourage provision of a major new office centre elsewhere in the Borough that would compete 
with and dilute Birchwoodôs offer 

¶ The scale of need would support additional employment land in this area, either north of Junction 11, M62 or south of Birchwood. 
 

B1(c)/B2:  
14.73  

East Warrington ï Locations in and around Birchwood and Woolston Grange 

¶ Strong stakeholder support for greater provision in East Warrington 

¶ Woolston Grange is a key industrial centre for the Borough with ongoing demand for land and accommodation that is not being met. Birchwood also 
remains a strong focus for B1(c)/B2 demand with recent successful development of speculative premises in Birchwood Park 

¶ There remains some scope for industrial refurbishment/redevelopment at Birchwood, with Trident Business Park identified as a key location 

¶ Additional land in the Birchwood area could also provide growth opportunities for Woolston Grange. 
M56 Corridor Focused at Barleycastle Trading Estate/Stretton Green Distribution Park, Appleton Thorn 

¶ Stakeholder support for further local industrial opportunities in South Warrington, alongside the strategic provision discussed below 

¶ The main brownfield growth opportunities are likely to be found in the development of the open storage yards in the south of the area, along Lyncastle 
Road.  
 

B8 
Strategic 
Demand:  
117.14 
 

¶ Most logistics in Warrington is 100 percent road related and immediate motorway access is essential for any site looking to replicate the success of Omega 
and compete with other emerging motorway linked schemes elsewhere in the North West.  

M62 Corridor 

¶ Locations on the M62, which link to the existing critical mass of Omega would be desirable for new strategic sites. 

¶  M56 Corridor 

¶ Stakeholders showed strong support for the provision of a new strategic site(s) along the M56 Corridor. Although this would likely require some Green Belt 
release the advantages include a greater body of potentially available land; links to the crucial Manchester-North Wales Corridor; the ability to build on the 
existing logistics base of Barleycastle Trading Estate/Stretton Green Distribution Park and the ability to provide greater employment opportunities in the 
south of the Borough 

Port Warrington and Surroundings 

¶ A sub-set of the general need, focused on the Manchester Ship Canal and Port Warrington. The Liverpool LEP expect traffic along the Ship Canal to reach 
30,000 containers a day, while growth pressures are already in evidence at Port Runcorn, which is now at capacity, and Port Salford which is seeing 
further development of food logistics.  
 

B8 Local 
Demand:  
47.49 

¶ Local warehousing demand is for properties of up to 5000 sqm, on sites of 1.3 ha or over. 

¶ At the larger end, the locational needs of local B8 space will generally overlap with strategic, discussed above 
East Warrington ï Locations in and around Birchwood and Woolston Grange/ M56 Corridor Focused at Barleycastle Trading Estate/Stretton Green 
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Need by 
Use Class, 
ha 

Locational Needs/Areas of Search 

Distribution Park 

¶ Smaller scale need will overlap with B1(c)/B2 requirements as many larger manufacturing operations now incorporate elements of B8 storage 

¶ Woolston Grange has been a historic centre for small-mid-sized logistics operations. South Warrington, Barleycastle Trading Estate/Stretton Green 
Distribution Park support strong cluster of logistics operations. Future B8 land allocations should look to build on these established locations 
 

Mixed:  
23.87 

¶ Most take up will be for B1(c), B2 or smaller B8 space. This will be subject to the same locational requirements as the other local industrial-warehouse 
uses described above. 
 

Source: BE Group, 2016 
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2.47 The next section considers how the recommendations of EDNA 2016 have been 

carried into the emerging Borough Local Plan. 

 

Preferred Development Option: Regulation 18 Consultation (2017) and How it 

Meets EDNA 2016 Recommendations 

2.48 The Preferred Development Option (PDO) sets out the Councilôs spatial plan for 

Borough-wide growth over 2017-2037. It is based around four stages of analysis:  

¶ Stage 1. Confirm Warringtonôs development needs and associated land 

requirements  

¶ Stage 2. Define the Strategic Objectives for the Local Plan  

¶ Stage 3. Assess high level spatial options to accommodate development  

¶ Stage 4. Assess options for main development locations. 

 

2.49 Relevant Strategic Objectives under Stage 2 are: 

¶ ñW1 To enable the transition of Warrington from a New Town to a New City 

through the ongoing regeneration of Inner Warrington, the delivery of strategic 

and local infrastructure, the strengthening of existing neighbourhoods and the 

creation of new sustainable neighbourhoods whilst:  

o  delivering a minimum of 22,260 new homes (equating to 1,113 per year) 

between 2017 and 2037, 

o supporting Warringtonôs ongoing economic success by providing 381 ha 

of employment land between 2017 and 2037.  

¶ W2 To facilitate the sensitive release of Green Belt land to meet Warringtonôs 

long term housing and employment needs, whilst ensuring the revised Green 

Belt boundaries maintain the permanence of Warringtonôs Green Belt in the 

long term.  

¶ W3 To strengthen and expand the role of Warrington Town Centre as a 

regional employment, retail, leisure, cultural and transport hub, whilst 

transforming the quality of the public realm and making the Town Centre a 

place where people want to live.ò 

 

2.50 Table 5 looks at those stages, the linkages to ENDA 2016 and any issues emerging. 
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Table 5 ïï The PDO and its Relationship to EDNA 2016 

PDO Policy EDNA Recommendations Comments 

Stage 1 - Development Needs and Associated Land Requirements 

Growth will reflect SEP and Warrington Means Business Regeneration 
Programmes (the latter discussed below) as part of a transition from a New Town 
into a New City. 
Targets are (presently) 1,113 dwellings/year and 381 ha of employment land. 
Around a third (130 ha) of the employment land target will be met in the urban area, 
the remainder (251 ha) through Green Belt Release. 
 

Reflects identified OAN for 
employment of 380.90 ha, to 
2037.  

Net need is 276.37 ha after existing supply, at March 
2016, is removed. 

Proposal to remove sufficient land from Green Belt, and safeguard it, for a further 
10 years supply, i.e. 2038-2047.  
In terms of employment land, a five-year buffer at 14.65 ha/year is already allowed 
for in need calculations, in addition to the initial 2017-2037 requirement. Thus, the 
further employment land requirement, to 2047, will only be for another five years, 
i.e. 73.25 ha, extended to 76.20 ha. 71 percent of this will be in the Green Belt. 

Partially reflects the 
recommendation of a five-year 
buffer of land supply, on top of 
initial OAN to allow choice and 
continuation of supply, post 
2037. 

Provides a óway forwardô for growth after the Local 
Plan period. Providing a case for Green Belt Release 
this far in the future may prove challenging however, 
as it is beyond the forecast period of EDNA and other 
evidence base documents. Inspector will likely wish to 
ensure that such land is genuinely safeguarded for the 
long term and will not be accessed for emergency 
circumstances (i.e. a failure to maintain 5-year 
housing supply). Developers are also expected to 
apply strong pressure for its early release. 
Employment land need for safeguarded land based on  
15.24 ha/year of need. Unclear how this figure is 
derived given average needs in EDNA 2016 is 14.65 
ha/year. 

Stage 3. Assess high level spatial options to accommodate development  

Three Options were considered:  

¶ Option 1 - Green Belt release only in proximity to the main Warrington urban 
area 

¶ Option 2 - Majority of Green Belt release adjacent to main urban area with 
incremental growth in outlying settlements 

¶ Option 3 - Settlement extension in one or more settlement with remainder of 
growth adjacent to the main urban area. 

Option 2 is preferred as this ñenables the majority of growth to be delivered 
adjacent to the main urban area, contributing positively to the Plan Objectives. It  
also enables incremental housing growth in the outlying settlements to support 
local services and widen local housing choice without compromising their 
character. This will also assist in overall Plan delivery by promoting a larger number 
of smaller sites which are likely to be deliverable early in the Plan period.ò 
This was subsequently linked to a ñGarden City Suburb of approximately 6,000 
homes and an urban extension to the south west of Warrington of up to 2,000 

N/A - 
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PDO Policy EDNA Recommendations Comments 

homes.ò 

 

Stage 4. Assess options for main development locations. 

Employment Land Location 1: City Centre ï 26.95 ha 

Reflects Warrington Mean Business City Centre Masterplan (discussed below) 
Assumes 0.36 ha of existing supply at Station Quarter, plus 26.58 ha of further 
supply. To be delivered in years 0-15 of the Plan. 

Reflects recommendation that 
B1(a) office need (some 73 ha 
of net need) should be met in 
Warrington Town Centre and 
Birchwood, reflecting demand. 
 

Town (City) Centre is a focus for meeting local needs 
for sub-500sqm premises, including serviced 
accommodation 
 

Employment Land Location 2: Wider Urban Area (existing supply) ï 92.42 ha 
Birchwood, Omega and Woolston will continue as strategic employment locations. 
To be delivered in years 0-15 of the Plan 

Reflects estimate of current 
land supply, reduced from 
104.53 ha in 2016 EDNA. 
 

This (2018) Study suggests a current realistic land 
supply of 91.41 ha (see Section 4.0). i.e. very close to 
PDO estimate. 

Employment Land Location 2: Land at Warrington Waterfront ï 110.23 ha 
Incorporates Port Warrington which will provide a key distribution centre of around 
200,000 sqm. The final development site layout will need to be amended following 
confirmation of the preferred route of the Western Link.  
To be delivered in years 0-10 of the Plan 

Reflects identification of Port 
Warrington as a strong 
location for (primarily) 
B1/B2/B8 Strategic 
development  
by property market 
stakeholders. 
 

 

Employment Land Location 3: Land at M56 Junction 9 (Garden City Suburb) ï 
116.80 ha 
A major new employment area as an extension of the existing Appleton Thorn / 
Barleycastle estates at the intersection of the M6 and M56. To be delivered 
throughout the Plan Period 

Reflects identification of South 
Warrington, M56 Corridor as a 
strong location for B1/B2/B8 
Local/Strategic development  
by property market 
stakeholders. 
 

Ongoing strong evidence of developer and market 
demand at this location, shown throughout this 2018 
Study. 

Additional Employment Land Location: Land adjacent to Omega ï 43 ha 
¶ Call for sites ï 43 ha  

 
Potentially also westward extension (within St Helens) ï 30 ha 
 

Options for Omega growth in 
St Helens put forward. 

 

Overall potential Supply 346.40 ha in defined locations. Potentially another 43 ha 
around Omega ï 389.40 ha. 
 

Meets identified OAN.  
 

M62 growth options, west into St Helens identified as 
separate. 

Source: WBC and BE Group, 2016-2018 
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2.51 Overall the PDO reflects the 2016 EDNA OAN of 380.90 ha to 2037, and the foci of 

new land allocations ï Town Centre, existing Employment Areas, Warrington 

Waterfront and Land at M56 Junction 9 ï reflects the recommended areas of search 

in that study. Joint allocations with St Helens at Omega represent further growth 

options, combined with that Borough. 

 

2.52 Further recommendations in EDNA concerned protecting key Employment Areas 

from further losses to housing (see above) and this would be a useful further policy 

focus. Proposals to release Green Belt land for safeguarding to meet housing and 

employment needs post 2037 will require further clarification and evidencing. 

 

Warrington Means Business and Strategic Update on Projects (Revised 2017)/ 

Warrington City Centre Masterplan (2017) 

2.53 Warrington Means Business is the Councilôs (Warrington & Coôs) programme of 

development to aid in the economic growth in the Borough. This 2017 Report 

updates the 2013 Warrington Means Business issue. The document also refreshes 

and updates the Warrington Regeneration Framework (2009). 

 

2.54 The document identifies óWarrington New City is the Councilôs growth aspiration.  By 

2040, the growth directly enabled by the Warrington New City programme will 

comprise a minimum of:  

¶ 26,000 hew homes (including 7,800 affordable homes)  

¶ 31,000 jobs. 

 

2.55 By 2020 there will be 2,700 homes, 800 affordable. In Warringtonôs immediate 

economic gravity (including SciTech Daresbury, Sandymoor, Parkside and 

Carrington) the following additional homes and jobs will be enabled by 2040:  

¶ At least 15,000 new homes  

¶ 54,000 jobs. 

  

2.56 The relevant components of the Warrington Means Business programme are to: 

¶ ñRegenerate and develop the town centre as the vibrant and colourful heart of 

the New City ï a new City Centre 

¶ Create the best in new business locations and support existing business 

areas 

¶ Provide the new infrastructure to enhance Warringtonôs connectivity and to 
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support growth, as well as improving network resilience and tackling 

congestion ï connected economic growth 

¶ Provide a skilled local workforce to fuel the new job creation and enable local 

people to benefit from Warringtonôs economic success.ò 

 

2.57 Warrington Town Centre will be a key focus for activity and projects are discussed 

further in the Warrington City Centre Masterplan below. Within the central area, new 

business floorspace is proposed at: 

¶ Stadium Quarter ï A new central business district opposite Central Station 

and the Bus Interchange building upon The Base and University Technical 

College 

¶ Bank Quay Rail Hub ï Offices as part of the redevelopment of the station 

ultimately linked to the proposed intersection of the HS2/West Coast Main 

Line and Northern Powerhouse Rail (HS3) and other local and regional rail 

routes 

¶ Southern Gateway, Riverfront ï A location for new office development 

overlooking the proposed new Riverfront Plaza 

¶ Port Warrington in the Waterfront ï New port based offices, logistics and 

manufacturing. 

 

2.58 Core components of the strategy which are relevant to this study are summarised in 

Table 6. 

 

Table 6 ï The Warrington Means Business Programme ï Relevant Components 

Component Comments 

Warrington 
East 

¶ Birchwood is part of the Cheshire Science Corridor Enterprise Zone 
(EZ). Warrington and Co. will work closely with the site owners and 
businesses to fully harness the advantages of the EZ to ensure this 
area develops and thrives into the future 

¶ The Council is investing and enhancing the capacity of Birchwoodôs 
highway and rail infrastructure to provide enhanced capacity for this 
growth. The EZ will enable the council to provide further highway 
improvements  

¶ Warrington & Co. will work with investors and businesses to 
upgrade and modernise Woolston Grange Industrial Estate to 
enable it to compete and thrive 

¶ The major large-scale development at Carrington in Greater 
Manchester is within Warringtonôs wider economic gravity and is 
progressing, with a mix of housing and employment uses proposed. 
The Council will work positively with its neighbours to ensure 
Carrington is a success.  
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Component Comments 

Warrington 
West 

¶  Omega has created over 5,000 jobs in the logistics and 
manufacturing sectors over the last two years. Omegaôs Logistics 
and Manufacturing Park is almost full 

¶ The Business Park element of Omega is currently awaiting the 
market conditions for this form of development to improve, however 
is available with outline planning consent for bespoke investors  

¶ The housing and mixed-use óvillage centreô components on Omega 
South are progressing and following consent will progress to 
delivery in 2016 

¶ Lingley Mere Business Park now only has a few business plots 
available. The housing component on Lingley Mere has now been 
granted planning permission for 275 new homes. 

Warrington 
North 

¶ Winwick Road Corridor: Warrington and Co. are working with land 
owners and investors to redevelop, modernise and enhance the 
image and townscape quality of this important gateway corridor into 
the city 

¶ Parkside: St Helens, Langtree and the Liverpool City region 
Combined Authority are progressing the development of the former 
colliery site as a major new business site ï focusing on logistics and 
distribution with strategic rail connection.  

Warrington 
Waterfront 

 

¶ Port Warrington for logistics and port based businesses ï an 
opportunity for over one million sqft of new port-based logistics 
development 

¶ City Centre óCentral Business Districtsô at: 

o Stadium Quarter (phase 1) 

o Southern Gateway (adjacent to the River Mersey) 

Warrington 
South 

¶ Stretton: Barleycastle, Appleton Thorn trading estatesï a key 
location on the intersection of the M6 and M56 of potentially 
national significance 

¶ Sci-Tech Daresbury: Based on its Enterprise Zone status is one of 
just two National Science and Innovation Campuses together with 
the potential for large scale housing development at adjacent 
Sandymoore 

¶ Airport City (Greater Manchester) Is progressing at pace as a major 
cargo-based employment zone.  

Source: Warrington Borough Council/Warrington & Co, 2017 

 
 

 
Neighbourhood Policy 

 

 Appleton Parish Thorn Ward Neighbourhood Development Plan to 2027 

(Amended Version, May 2017) 

2.59 Appleton Parish Council successfully applied to Warrington Borough Council in 2015 

for designation as a neighbourhood area. A Neighbourhood Plan has since been 

produced to proposed modifications stage. The designated area covers 601 ha, 46.4 

percent of the Appleton Parish. 
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2.60 Policy AT-E1 (New Local Employment Opportunities) indicates that new development 

should: 

ñ(a) Give priority to the conversion of an existing building where this option exists  

(b) Are of a scale appropriate to the area 

(c) Do not have a detrimental impact on surrounding residential character and 

amenity 

(d) Do not lead to the loss of open space or green infrastructure 

(e) Have a good connection to the highway network and are acceptable in terms of 

highway safety and parking provision.ò 

 

2.61 The preferred locations for employment development are Appleton and Stretton 

Trading Estates. 

 

Summary  

2.62 Priorities in national planning policy are, and are expected to remain: 

¶ Setting a clear target and vision for local economic growth  

¶ Supporting development in sustainable locations to meet the full range of 

business needs, with policy actions based on a clear and up to date evidence 

¶ Avoiding long term protection of sites/properties not deliverable for B-Class 

use whilst, conversely, strengthening protection of key employment 

sites/areas 

 

2.63 LEP area targets, to 2040, are for: ñAn economy of £50 billion, be 20 percent more 

productive per person than the UK average, create 120,000 net additional jobs and 

build 127,000 new homesò.  Key will be Warrington New City proposals for 27,000+ 

new homes and 31,000 jobs, ñcompleting the Warrington New Town and investing in 

transport and community infrastructure.ò 

 

2.64 The Core Strategy requires that to the 277 ha of land for business, general industrial 

and storage/distribution be made available, to 2027. This includes the strategic site at 

Omega and Lingley Mere, which extends to some 267 ha overall. Other strategic 

locations in the Borough, with potential for B-Class development, include the 

Waterfront and Arpley Meadows as well as multi-modal facilities (existing and 

proposed) at Port Warrington, on the Manchester Ship Canal. 
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2.65 Core Strategy assessments of need were updated by the 2016 EDNA study, 

completed by BE Group and Mickledore. This identified an OAN, to 2037, of 380.90 

ha (276.37 ha less supply then available). New allocations of employment land 

should be focused in East Warrington, the M62 Corridor, Warrington Town Centre, 

Port Warrington and the M56 Corridor area at Barleycastle. Generally, there is a 

strong ongoing demand for industrial/warehouse space, including strategic options, 

along with more modest office needs. 

 

2.66 The Council have broadly taken forward these spatial recommendations in the 

emerging Local Plan Preferred Development Option.   

 

2.67 Regeneration is focused on the Warrington Town Centre and Warrington Waters. 

Within this area, new business floorspace is proposed at Stadium Quarter, Bank 

Quay Rail Hub, Southern Gateway, Riverfront, Port Warrington in the Waterfront. 
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3.0 PROPERTY MARKET ASSESSMENT 

 

Introduction 

3.1 This section provides a consideration of the demand for land and property in 

Warrington, updating the same exercise completed for the 2016 EDNA. As in 2016, it 

first provides some brief comments on national and regional market trends which will 

impact on the local demand for land and premises. The local market is assessed 

through a quantitative review of property enquiries, deals done and the local supply 

of vacant premises alongside up to date market intelligence derived from 

consultations with a range of developers, scheme managers and property agents. 

 

National and Regional Property Markets  

3.2 Some brief comments on the wider market are first provided below, informed by 

recent national and regional research. These allow for national market changes since 

2016, and the impact of key events such as Brexit. 

 

 

Industrial Market 

¶ Judging by market activity in 2017, occupiers appear to have been unconcerned by the 

uncertainty posed by Brexit, and UK-wide industrial take-up was relatively respectable in 2017, 

only two percent short of the five year annual average (Lambert Smith Hampton, 2018) 

¶ óMid boxô units (5,000 ï 10,000 sqm) were 2017ôs star performer, recording its second 

strongest year of take-up on record behind 2015. Meanwhile, activity in the small and medium-

sized sectors was relatively consistent, improving five percent on 2016 and exactly in line with 

the five-year average 

¶ UK-wide industrial supply fell for a seventh successive year, leaving the UK vacancy rate at a 

new all-time low of 4.4 percent. However, supply fell at a much more modest rate compared 

with previous years, and this may be a sign that a degree of equilibrium is returning to some 

parts of the market 

¶ With supply remaining tight, momentum in rental growth was maintained during 2017. Prime 

rents across the UKôs 60 key markets increased by 4.9% on average, while some locations 

have seen exceptional growth over the past two years (especially in London and the South 

East)   

¶ LSH anticipates an increase in the number of units above 5,000 sqm that will come forward 

speculatively across the UK in 2018. Furthermore, reflecting renewed interest in multi-let 

investments, development has picked up significantly at the smaller end of the market. 
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Warehouse Market 

Å The logistics sector has changed significantly within the past decade. The advent of ecommerce, 

increasing consumer demands, technological advances, changes in retail segmentation and the 

drive for operational efficiencies will continue to shape the sector over the medium term (Lambert 

Smith Hampton, 2018) 

Å While some challenges linger on the horizon relating to Brexit and pricing concerns, strong 

market fundamentals support an optimistic outlook for the UK logistics sector. As the UK braces 

for Brexit, strong eCommerce growth will continue to drive demand for different logistics solutions 

ï including larger fulfilment centres and ñlast-mileò depots. Some developers are testing the 

waters and launching new innovative concepts, including the UKôs first three-story and 

underground warehouses, in East and West London respectively and it is expected that the UK 

will see more of these schemes going forward (Cushman and Wakefield, 2018) 

Å The North West remains the logistics market leader in the UK, with the highest amount of supply.  

The quality balance of logistics supply has slowly been shifting, and Grade A stock made up 30% 

of all units on the market in 2017, up from 15% of the market in 2016.  (Savills, 2018).   However, 

based upon recent take-up levels of good quality units, the region has just 1.5 yearsô worth of 

supply for Grade A units, the lowest of any region outside of the M25 

Å Levels of poor quality stock has also decreased.  Whilst there has been some occupier demand in 

this category, landlords are now choosing to withdraw or refurbish the stock that has little 

occupational demand 

Å Despite take-up levels falling below the long term average, the amount of deals stood broadly in 

line with the long-term average and this demonstrates that there is still a strong level of churn in 

the market. In 2017 second hand units accounted for 64% of all deals compared to the long-term 

average of 44 percent 

Å The level of óbuild to suitô in the North West also fell to its lowest level since 2009, which has 

ultimately contributed to the below average take-up. The average size deal also fell. 



Update to the Economic Development Needs Assessment 
Warrington Borough Council   

 

 

W121(e)/Final Report/February 2019/BE Group and Mickledore                                                     34  

 

 

3.3 Local research published while this study was being completed, by Colliers 

International, shows rents for prime industrial and logistics locations of more than 

10,000 sqm in Warrington had increased by almost a third in five years, from 

£51/sqm in 2013 to £67/sqm today. The current high was achieved in a pre-let of 

32,000 sqm at Mountpark, Omega to Royal Mail in July 2018. This is against a North 

West average of £64/sqm, rising to a regional maximum of £70/sqm in Manchester. It 

is estimated that headline rents of £73/sqm will be achieved at prime industrial and 

logistics sites in Warrington by the end of 2018. 

Office Market 

¶ The North continues to have one of the highest concentrations of SMEs of any UK region, and 

SMEs continued to dominate office letting activity, with above average take up for smaller units.  

82 percent of transactions in the first three quarters of 2017 were deals below 500 sqm, according 

to LSHôs Northern Powerhouse Office Market Report 

¶ The report also shows that the diversity of the regionôs economic capabilities, with employment 

high across the North in areas such as professional services, public sector, technology and 

media, and science and engineering 

¶ With the Government committed to supporting local businesses, including the Northern 

Powerhouse Investment Fund, SME activities are thriving in northern cities such as Manchester, 

Liverpool and Salford (LSH, 2017) 

¶ Furthermore, despite political and economic uncertainty, improving confidence spurred increasing 

investment levels, and Q3 of 2017 was amongst the strongest quarters on record 

¶ Prime yields decreased in most Northern office locations (except for Leeds and Salford Quays).  

Warrington is amongst the locations expected to see growth in the coming months 

¶ However, despite the dominance of SMEs, most recent new office development is aimed at larger 

companies with sole occupancy of larger floorplates 

¶ As demand for offices grows, more development, of all sizes, is needed, particularly as both total 

office availability and levels of speculative development are in decline   

¶ The serviced office market is also growing and evolving ï 2017 serviced office take up across the 

UK saw a 157 percent increase on 2016, according to Savills.  There has also been a boom in the 

number of serviced office providers over the last few years as well as the amount of centres they 

have opened 

¶ Fuelled by the rise in popularity of ócoworkingô spaces from the likes of Work: Life and WeWork, 

the somewhat dated business model of the serviced office market is also undergoing a massive 

shake-up (LSH, 2017)  

¶ There are a number of key drivers behind the rise of serviced office space.  The expansion of the 

technology sector is one reason - with firms requiring flexibility, which in most cases conventional 

offices do not offer. Other key drivers include increased demand for short-term leases, in part due 

to economic instability in Europe.  Furthermore, with decreasing Grade A vacancy rates and a 

shortage of modern, offices suitable for SMEs/start-ups, it is resulting in an increase in the 

number of companies considering serviced office space (Savills, 2018). 
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3.4 Demand for prime sites is driven by investment from large companies in sectors 

including automotive, food distribution and manufacturing, online retail, medical and 

pharmaceutical, modular building providers, self-storage specialists, parcel carriers 

and packaging firms. The high rents achieved in Warrington reflect the Boroughôs 

position at the centre of the regionôs communications network and ongoing declines 

in supply, with the availability of big sheds in the North West having declined by two 

thirds since 2010.  

 

Local Property Market 

 

Public Sector Enquiries  

3.5 Enquiries data has been provided by the Council (Warrington and Co.) for 2006 

onwards. This data gives no indication of preferred locations and instead categorises 

enquiries by property type. However, it must be highlighted that due to this form of 

categorisation, duplication was present where companies had indicated a preference 

for multiple property types. Where possible this has been corrected, but the data 

should still be taken as an indicative measure of local demand only.  Also, 1,338 

enquiries represent only a modest sample of the total demand for land and property 

across the Borough over the last decade. 

 

3.6 Figure 1 sets out a year by year analysis of enquiries by property type for Warrington 

between 1st June 2006 and 31st May 2018. Over this period 1,338 enquiries were 

received for the Borough, with industrial premises accounting for 41.4 percent. Office 

enquiries account for 27 percent of all enquiries since 2006. There were very few 

land requirements (3.6 percent). 

 

3.7 From a peak in 2006/07, enquiries dropped sharply from 2008/09 onwards. While the 

scale of the drop may partly be accounted for by changes in how enquiries are 

collected and recorded by the Council, the impact of the national recession on 

industrial and office demand, is still in evidence. Enquiries remained low for all types 

of property over the recessionary period and reducing to only 35 in 2012/13. Demand 

has increased after that point, with a peak of 133 in 2014/15. This updated analysis 

shows an even higher peak of 148 in 2016/2017 indicating, with some fluctuation, 

ongoing demand growth.  An increase in enquiry levels is evident for all types of 

property. 
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Figure 1 ï Council Enquiries 2006-2018, Type  

 

 Source: Warrington and Co, 2018 

 

3.8 Figure 2 shows that most enquiries, where a preferred size was stated, were for 

properties at the smaller end of the scale and almost half wanted units of 0-100 sqm. 

In the industrial sector, there is reasonable evidence of demand for premises up to 

5,000 sqm. For offices, the bulk of the demand is for properties up to 2,000 sqm and 

few sought retail options larger than 100 sqm in size. Few enquired about land, but 

those that did generally sought plots of less than 2.0 ha. 
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Figure 2 ï Council Enquiries 2006-2018, Sizes  

 

 Source: Warrington and Co, 2018 

 

Property Deals 

3.9 For the last 20 years, since 1998, BE Group has researched and written an annual 

review of Warringtonôs economy and property market.  This covers investment, 

industrial, office, retail and residential markets.  It records office, industrial and 

investment deals, of more than 200 sqm, completed in the preceding year. Figure 3 

summarises that transaction information, from 1998 to 2017, with data for the latter 

being recorded in the 2018 Property Review. Figure 4 shows the amount of 

floorspace being transacted annually, over the same period. 
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Figure 3 ï Number of Deals by Property Type, 1998-2017 
 

 
 

 Source: BE Group, 2018 

 

 

Figure 4 ï Floorspace Transacted, 1998-2017 

 

Source: BE Group, 2018 
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Investment Deals 

3.10 There has been a total of 350 investment deals over 1998-2017 in Warrington 

property, representing £1.9 billion of investment value. Figure 5 shows the levels of 

value achieved on investment deals, annually. Over that 20-year period an average 

of 18 deals were recorded each year, with an average annual investment total value 

of £97 million. There was a noticeable drop in local investment activity over 2007-

2011, which reflects the period of national recession. Over that period, only 9-14 

deals were recorded annually, achieving an average value of £60.4 million.  

 

Figure 5 ï Value of Investment Deals, 1998-2017 

 

Source: BE Group, 2018 

 

3.11 Since 2012, Warringtonôs investment market has recovered well, with a peak of 32 

deals recorded in 2014, generating £300 million in investment value, where market 

activity in that year included the sale of the Golden Square Shopping Centre, for 

around £141 million, and the sale of Birchwood Park.  2017 saw another peak in 

investment, with 33 deals generating £279 million ï with this figure including the 

resale of Birchwood Park, this time to the Council.  Annually, most of the transactions 

related to either office or industrial property investments, although 2014/15 saw 

strong investment in logistics property, reflecting the trend nationwide.  

 

Office Deals 

3.12 There has been a total of 676 office property deals since 1998, greater than 200 sqm 

in size each, comprising 486,137 sqm of space. An average of 34 deals, in around 

24,000 sqm of floorspace, was recorded annually. The proportion of freehold deals 
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within that varied, but in recent years around a quarter of transactions annually were 

sales.  

 

3.13 Market activity decreased in the recessionary years 2009-2012, before recovering 

well, with the number of deals in 2013/14 approaching pre-recession peaks.  Deals 

since that time have reduced and 2017 saw the lowest office total floorspace take-up 

seen since 2010. This is felt to be partly due to reducing levels of good quality stock 

and a lack of freehold space available, rather than a lack of demand.  Current 

economic uncertainty does mean that some companies are postponing 

relocation/expansion decisions, but this has yet to prove a major break on market 

activity. 

 

Industrial Deals 

3.14 There has been a total of 1,076 industrial deals over 1998-2017, greater than 200 

sqm each, and occupying 1.85 million sqm of space. The average annual transaction 

rate was 54 deals/year, taking up an average of 92,452 sqm of floorspace each year. 

On average 15-25 percent are freehold.  Deal rates have fluctuated over the 18-year 

period, with more limited activity over 1998-2001 and to a lesser degree over 2003/04 

and 2008/09. Compared to other sectors, the reduction in market activity over the 

recent national recession was relatively modest. 

 

3.15 Whereas 2015 saw a peak in industrial deals and 2013 saw the greatest floorspace 

take-up, 2016 and 2017 saw sharp declines in terms of both number of deals and 

total floorspace transacted and indeed the rate of floorspace take-up in 2017 has not 

been as low since 2004. Again, this is felt to be firstly a measure of the local lack of 

industrial floorspace, rather than evidence of a significant drop in demand.  

Furthermore, totals for the years 2013-2015 were inflated by strategic deals at 

Omega. 2016/17 activity was more strongly local in scope. 

 

3.16 Winwick Quay and Woolston continue to dominate in terms of market deals. 

 

Speculative Deals 

3.17 Since 2008, speculative activity for both office and industrial property has been 

largely non-existent. That has begun to change more recently however, with the 

completion in early 2016 of The Base office scheme in Warrington Town Centre and 

some speculative delivery of industrial/warehouse units at Birchwood Park (Site 367: 
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The Quadrant (South), Birchwood Park). Deals in these schemes were recorded in 

the 2017 Property Review. 

 

Headline Rents 

3.18 Figure 6 shows the headline rents achieved annually, for Warringtonôs industrial and 

office properties. In terms of office rents, the data shows reasonably steady growth 

from 1998, which saw a headline rate of £153/sqm, to 2010/11 when £199/sqm was 

achieved. This represents an annual growth rate of some 2.3 percent. 2012 saw 

headline rates decrease by a fifth to £161/sqm, before increasing again in 2013 to 

£193/sqm.  Growth then fluctuated between 2014 and 2017, where it returned to its 

peak of £215/sqm.  As with in 2015, 2017ôs prime rent was set at Bridgewater Place, 

Birchwood Park. Across the whole 20-year period the average annual growth rate 

was 2.0 percent. 

 

Figure 6 ï Headline Rents Achieved (£/sqm), 1998-2017 

 
Source: BE Group, 2018 

 

3.19 The pattern for industrial prime rents has been more uneven. Steady growth was 

recorded over 1998-2002, equating to around 2.8 percent a year. However, the 

subsequent three years saw a spike in prime rental levels, peaking at £108/sqm in 

2004. Rents dropped back in 2005/6 and fluctuated between £70-85/sqm over the 

next five years until, as with offices, a sharp drop of almost a third was recorded in 

2012. Growth returned in 2013 and as of 2015 prime rents appeared to be returning 

to their 2004 peak, with a headline rate of £97/sqm recorded.  However, rents 

decreased to £81/sqft in 2016 and remained at this level in 2017.  The average 

annual growth rate over this period, for industrial headline rents, was 3.1 percent. 
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Property Supply  

3.20 A schedule of the vacant floorspace being marketed in the study area (as of June 

2018) has been compiled mainly from physical survey, a search of commercial 

property agentsô websites and consultations with agents. The marketed space is 

taken to be a reasonably close approximation to that which is vacant ï although this 

does not include empty units not currently being marketed. The schedules for 

industrial (including warehouses and workshops) and offices have been included in 

Appendix 2. 

 

           Industrial 

3.21 Table 8 shows that as of July 2018, there is currently 172,662 sqm of vacant 

industrial floorspace within Warrington, within 62 properties. The available floorspace 

recorded in 2018, is more than double that recorded in the 2016 EDNA (82,259 sqm). 

This reflects the greater availability of large units in Warrington, greater than 5,000 

sqm in size ï 11 today, against only two in 2016 ï with 16.4 percent of todayôs 

available space accounted for by one building, the 28,391 sqm Warehouse One, 

Warrington 379 at Dallam Court (plus another 6,813 sqm in Warehouse Two). This 

was by far the largest property currently on the market in Warrington, with the second 

largest option being of 15,921 sqm found at Warehouses 1-3, Howley Lane, 

Latchford.  

 

3.22 While more very large units are available today, the number of units available overall 

has halved, from 123 in 2016 to 62 in 2018. Availability is reduced for all size ranges 

up to 2,000 sqm, but most noticeably for very small units of 0-100 sqm, with only two 

units of this size available today, in Woolston Grange, against 24, in a range of 

locations, in 2016. Geographically, the reduction is sharpest in Winwick, where only 

three units are available in 2018, against 35 in 2016, and Woolston, 11, reduced from 

25. This data supports comments made elsewhere that there is a shortage of 

industrial options in Warrington. 

 

3.23 The Town Centre currently contains the largest supply of available floorspace, 

comprising of 38,594 sqm in nine units, against only 8,139 sqm (14 units) in 2016. 

This amount accounts for 22.4 percent of the total within Warrington. However, this 

total is inflated by the 35,204 sqm at Warehouses One and Two 379, Dallam Court. 

10,203 sqm is available without this unit, closer to the 2016 total.      
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Table 8 ï Amount of Marketed Industrial Property 

Area Size Band, sqm Total 

0-100 101-300 301-500 501-1,000 1,001-2,000 2,001-5,000 5,001-10,000 10,000+ 

Appleton Floorspace, sqm ~ ~ ~ 559 ~ 6,565 5,030 ~ 12,154 

Number of Properties ~ ~ ~ 1 ~ 2 1 ~ 4 

Bewsey Floorspace, sqm ~ 200 324 ~ ~ ~ ~ ~ 524 

Number of Properties ~ 1 1 ~ ~ ~ ~ ~ 2 

Birchwood Floorspace, sqm ~ 281 ~ 1,297 1,676 3,483 17,350 ~ 24,087 

Number of Properties ~ 1 ~ 2 1 1 2 ~ 7 

Burtonwood Floorspace, sqm ~ ~ ~ ~ ~ 4,645 ~ ~ 4,645 

Number of Properties ~ ~ ~ ~ ~ 1 ~ ~ 1 

Gemini Floorspace, sqm ~ 287 1,788 2,076 4,638 7,567 ~ 11,979 28,335 

Number of Properties ~ 1 5 3 3 2 ~ 1 15 

Glazebury Floorspace, sqm ~ ~ 427 ~ ~ ~ 5,971 ~ 6,398 

Number of Properties ~ ~ 1 ~ ~ ~ 1 ~ 2 

Great 
Sankey 

Floorspace, sqm ~ ~ 362 ~ ~ 2,322 ~ ~ 2,684 

Number of Properties ~ ~ 1 ~ ~ 1 ~ ~ 2 

Latchford Floorspace, sqm ~ ~ ~ 780 ~ ~ ~ 15,921 16,701 

Number of Properties ~ ~ ~ 1 ~ ~ ~ 1 2 

Orford Floorspace, sqm ~ ~ 302 ~ ~ ~ ~ ~ 302 

Number of Properties ~ ~ 1 ~ ~ ~ ~ ~ 1 

Sankey 
Bridges 

Floorspace, sqm ~ ~ 336 ~ ~ ~ ~ ~ 336 

Number of Properties ~ ~ 1 ~ ~ ~ ~ ~ 1 

Stretton Floorspace, sqm ~ ~ ~ ~ ~ ~ ~ 10,196 10,196 

Number of Properties ~ ~ ~ ~ ~ ~ ~ 1 1 
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Area Size Band, sqm Total 

0-100 101-300 301-500 501-1,000 1,001-2,000 2,001-5,000 5,001-10,000 10,000+ 

Thelwall Floorspace, sqm ~ 177 ~ ~ ~ ~ ~ ~ 177 

Number of Properties ~ 1 ~ ~ ~ ~ ~ ~ 1 

Town 
Centre 

Floorspace, sqm ~ 258 728 2,404 ~ ~ 6,813 35,204 45,407 

Number of Properties ~ 2 2 3 ~ ~ 1 1 9 

Winwick Floorspace, sqm ~ 100 ~ 514 1,368 ~ ~ ~ 1,982 

Number of Properties ~ 1 ~ 1 1 ~ ~ ~ 3 

Woolston Floorspace, sqm 174 310 819 574 1,813 4,198 17,659 ~ 25,547 

Number of Properties 2 2 2 1 1 1 2 ~ 11 

Total Floorspace, sqm 174 1,613 5,086 8,204 9,495 28,780 52,823 73,300 179,475 

Number of 
Properties 

2 9 14 12 6 8 7 4 62 

Source: BE Group, 2018 
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3.24 Gemini currently contains 28,335 sqm of available floorspace, the second highest 

amount in Warrington. Again, one unit dominates, 11,979 sqm can be found here at 

1060 Europa Boulevard, one of four individual units of 10,000 sqm+. 

 

3.25 Birchwood (seven units today, against 16 in 2016) and Woolston have the next 

largest amounts of available floorspace, containing 24,087 sqm and 25,547 sqm of 

available employment floorspace respectively, collectively combining to create 30.4 

percent of the total available floorspace in Warrington. Woolston has a wider size 

range of available units, while Birchwood offers more units of larger floorspace sizes, 

c. 500 sqm or more.  

 

3.26 Unsurprisingly, there was limited available in primarily residential parts of Warrington 

such as Orford, Thelwall and Bewsey, both today and in 2016. No availability was 

recorded in northern and eastern settlements such as Culcheth or Lymm. In the 

south, 12,154 sqm is currently available in Appleton Thorne and Barleycastle, 

including three mid-sized units of 2,000-5,000 sqm. 

 

3.27 Building quality is broken down into three category assessments as shown in Table 

9, based on the headline rents of the available units. Rental levels provide a good 

indication of the general quality of a property without a detailed physical inspection. 

Figure 7 shows that, of the available units with pricing data available, good quality 

premises comprised around 80.0 percent of the available stock. All units found within 

the Town Centre and Birchwood were deemed good quality stock, along with most 

units in Woolston and Gemini. The one budget quality unit was found in Appleton at 

Barley Castle Trading Estate. 

 
Table 9 ï Building Quality Assessment 

Type Quality Assessment ï Rental Levels, Sqm 

Good Average Budget 

Industrial >£50 £25-50 <£25 

Office  >£150 £50-150 <£50 

Source: BE Group, 2018 
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Figure 7 ï Quality of Marketed Industrial Property 

 

 Source: BE Group, 2018 

 

3.28 Figure 8 below shows that the majority (88 percent) of premises were available on 

leasehold terms only. Three units were available with a freehold tenure, and a further 

three units (4.8 percent) were available either to let or purchase. This is not dissimilar 

to the position in 2016 and shows that the supply of premises available for sale has 

not noticeably increased. 

 

Figure 8 ï Tenure of Marketed Industrial Property 

 

 Source: BE Group, 2018 
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Office 

3.29 Table 10 shows that there was 49,167 sqm of vacant office floorspace, comprised of 

164 properties. As with industrial, this is a noticeable reduction on 2016 when 65,738 

sqm of vacant office floorspace, comprised of 299 properties, was on the market. The 

supply reduction is for all sizes of suite, particularly the 0-100 sqm range, which is 

reduced from 166 units in 2016 to 84 today, but still dominates the supply picture.  

 

3.30 As in 2016, the largest supply was found at Birchwood, the Boroughôs prime 

motorway accessible employment area, with 40 available properties comprising 

24,913 sqm, half of the stock on the market by floorspace. Supply includes the 5,090 

sqm Stanford House, the largest marketed office, which was on the market in 2016. 

Birchwood is the only source of large offices, greater than 2,000 sqm in size, in the 

Borough. This is reduced from 93 available units in 2016. There is no one scheme 

which has been the focus of deals since 2016, supply is uniformly reduced across the 

full range of Birchwoodôs office parks and schemes.  

 

3.31 The other supply focus is Warrington Town Centre where 14,745 sqm of floorspace 

can be found, in 89 units, again sharply reduced from 150 in 2018, with relatively 

uniform reduction in supply across schemes. Other locations in Warrington generally 

have no more than 11 suites available, offering less than 2,000 sqm of floorspace. 

 

3.32 The Town Centre presently offers suites of up to 1,035 sqm, with the bulk of 

availability in the 0-100 sqm range, and 55 available suites identified. The Town 

Centre includes three business centres, Dallam Court, St Jamesô Court and óThe 

Baseô. At the time of writing, St Jamesô Business Centre had the highest amount of 

available floorspace, 1,756 sqm from 18 different suites. Collectively these business 

centres accounted for 20.0 percent of the total vacant floorspace for the Town Centre 

and around half (45) of the available suites. 
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Table 10 ï Amount of Marketed Office Property 

Area Size Band, sqm Total 

0-100 101-300 301-500 501-1,000 1,001-2,000 2,001-5,000 5,001-10,000 10,000+ 

Birchwood Floorspace, sqm 523 1,060 3,526 7,917 2,110 4,687 5,090 ~ 24,913 

Number of Properties 9 6 9 11 2 2 1 ~ 40 

Fearnhead Floorspace, sqm 73 ~ ~ ~ 1,368 ~ ~ ~ 1,441 

Number of Properties 2 ~ ~ ~ 1 ~ ~ ~ 3 

Gemini Floorspace, sqm ~ ~ ~ 974 1,393 ~ ~ ~ 2,367 

Number of Properties ~ ~ ~ 1 1 ~ ~ ~ 2 

Latchford Floorspace, sqm 27 ~ ~ ~ ~ ~ ~ ~ 27 

Number of Properties 1 ~ ~ ~ ~ ~ ~ ~ 1 

Lymm Floorspace, sqm 127 ~ ~ ~ ~ ~ ~ ~ 127 

Number of Properties 2 ~ ~ ~ ~ ~ ~ ~ 2 

Padgate Floorspace, sqm 174 ~ ~ ~ ~ ~ ~ ~ 174 

Number of Properties 3 ~ ~ ~ ~ ~ ~ ~ 3 

Penketh Floorspace, sqm 13 ~ ~ ~ ~ ~ ~ ~ 13 

Number of Properties 1 ~ ~ ~ ~ ~ ~ ~ 1 

Town 
Centre 

Floorspace, sqm 2,445 3,952 946 6,367 1,035 ~ ~ ~ 14,745 

Number of Properties 55 22 3 8 1 ~ ~ ~ 89 

Walton Floorspace, sqm 100 ~ ~ ~ ~ ~ ~ ~ 100 

Number of Properties 2 ~ ~ ~ ~ ~ ~ ~ 2 

Westbrook Floorspace, sqm ~ ~ ~ 935 ~ ~ ~ ~ 935 

Number of Properties ~ ~ ~ 1 ~ ~ ~ ~ 1 

Wilderspool Floorspace, sqm 60 896 386 ~ ~ ~ ~ ~ 1,342 

Number of Properties 2 4 1 ~ ~ ~ ~ ~ 7 
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Area Size Band, sqm Total 

0-100 101-300 301-500 501-1,000 1,001-2,000 2,001-5,000 5,001-10,000 10,000+ 

Winwick Floorspace, sqm 232 748 325 556 ~ ~ ~ ~ 1,861 

Number of Properties 6 3 1 1 ~ ~ ~ ~ 11 

Woolston Floorspace, sqm 32 ~ ~ ~ 1,090 ~ ~ ~ 1,122 

Number of Properties 1 ~ ~ ~ 1 ~ ~ ~ 2 

Total Floorspace, sqm 3,806 6,656 5,183 16,749 6,996 4,687 5,090 ~ 49,167 

Number of 
Properties 

84 35 14 22 6 2 1 ~ 164 

Source: BE Group, 2018 
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3.33 Figure 9 shows that 51 (53) percent of available properties were of average quality 

compared to 48 (49) percent being of good quality, although 40 of these moderate 

quality units were found within the Town Centre alone. 19 of the units within 

Birchwood were of a good quality (83 percent of Birchwoodôs stock). The only budget 

option could be found within the Town Centre. 

 

Figure 9 ï Quality of Marketed Office Property 

 

 Source: BE Group, 2018 

 

3.34 Figure 10 below shows that most available premises are being offered on a leasehold 

term, 148 properties (90.0 percent). Three percent were being offered freehold only, 

mostly in the Town Centre, whilst seven percent of properties are available for either 

let or purchase. Only the Town Centre saw properties available for each of these 

three tenure categories. Again, this is not significantly changed on 2016. 
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