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1 This statement is provided on behalf of C4 Land Ltd to accompany the form and 

plan lodged with the Council on 6 July 2018 which seeks the allocation of the land 

for employment purposes along with a small area of residential infill. The land 

which is subject to the representation is shown edged by a red line on the cover 

of this document. 

2 The area of land subject to the representation has a total area of 54.9 hectares, 

of which 24.1 hectares stands to the west of Cherry Lane adjacent to the M6 

motorway and 30.8 hectares lies to the east of Cherry Lane. A small 0.9 hectares 

portion of the total representation is located at the southern tip of the area and is 

abutted by development to three/four sides which dictates its preferred land use 

as residential infill. These areas are indicated on the plan lodged as part of the 

submission, an extract from which is provided below: 
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3 The position of the site is located to the north east of Junction 20 of the M6 

motorway, with the large built expanse of the service station set to the south 

across Macclesfield Road, and residential and commercial properties set in 

between including the recent Fire Station development. The land is ideally 

situated in respect of its connectivity and is highly accessible due to its primary 

road links. 

4 The below plan denotes the location of the land by a red circle with the nearby 

centres of Warrington (north west) and Lymm (north east) annotated, along with 

the M6/M56 motorway junction to the south and the existing employment area of 

Appleton Thorn to the west: 

The representation has been made to the emerging Local Plan as a result of 

initial discussions between C4 Land and the Council, where it was suggested that 

a Call for Sites Proforma should be completed in order to allow the Council to 

consider the site for development as part of its ongoing Local Plan Review 

process. 
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6 The Borough has expanded considerably as a hub for employment purposes 

primarily based on its geographical location and the road transport network which 

wraps around the town and its outlying commercial areas. To enable this 

expansion to continue to create jobs and encourage business, further land is 

required to allow sites to come forward in a strategic and phased manner with the 

land subject of this representation ideally placed to be part of this process. 

7 It is noted that the October 2016 Council document ‘Economic Development 

Needs Study’ (EDNS) recognises the success of the borough in recent years, in 

particular the success of Omega which has been a key feature of the local 

economy. The study confirms on page 4 that with a realistic supply of 69.68 ha 

remaining at Omega at that time, stakeholders are now considering further 

strategic scale sites in the Borough, particularly in South Warrington with access 

to the M56. This is precisely where the land at Cherry Lane is situated, making it 

an ideal proposition for planned development. 

8 The 2016 EDNS paid due regard to the requirements of the National Planning 

Policy Framework to encourage and deliver growth through the planning system. 

The key recommendation made by the study is that the Council should adopt the 

strategic/local land take-up scenario, which suggests that the Borough has a 

further land need (additional to the current realistic supply) of 276.37 ha to 2037. 

The 54 hectares of land put forward by the Cherry Lane representation would 

therefore greatly assist the Council in reaching this objective for additional land. 

9 Provided alongside this Planning Statement is a market commentary by one of 

the leading chartered surveyors in the area, Mr Robert Dunston of RGD 

Consulting. This commentary lends further support to the land allocation as 

sought by evidencing the strategic location of the site with the opportunity that the 

future development of the land would provide. The conclusion reached by Mr 

Dunston is that the combination of location, scale, deliverability, lack of 

constraints, and access to markets and labour renders the site ideal for purpose 

and will be highly attractive to quality developers when it comes forward. 
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It is trusted that this statement coupled with the market commentary provides the 

necessary initial background for the Council to consider the land allocation as 

proposed. Further discussions on the subject will be welcomed at appropriate 

points during the Local Plan Review process, and if any further information is 

required at this stage it should be requested from GTP. 
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182 Longhurst Lane 

Mellor 

Stockport 

SK65PN 

rgdconsulting.co.uk Commercial Property Consultants 

Market Commentary – Robert Dunston, BSc FRICS, RGD Consulting 

Bio: Robert Dunston 

Robert Dunston is a chartered surveyor of 34 years standing. He has practised in the private 

sector since 1979. Throughout his career he has specialised in industrial agency and industrial 

development consultancy. From 1987 to 1996 he was head of industrial at Dunlop Heywood. 

From 1996 until 2017, he ran GVA’s industrial offer in the North of England, initially as an equity 
partner and latterly as a senior director. In Summer 2017, having retired from GVA, he set up 

his own niche consultancy RGD Consulting through which he continues to provide industrial 

agency and consultancy services to occupiers and developers alike. 

He has an encyclopaedic knowledge of the North West region’s industrial scene built up 
over many years, together with a detailed understanding in the industrial market hierarchy 

across the region. In particular, he has a comprehensive understanding of the industrial 

market in and around Warrington, where he has been active for many years, working with 

CNT/English Partnerships/HCA in respect of its land assets at Gemini and Omega, together 

with Eddie Stobart at Stretton Green Industrial Estate, Hawleys Lane and Kingsland Grange, 

and Wm Morrison at Kingsland Grange to name but a few. 

Most recently he was one of two lead agents on Omega for Omega Warrington Limited and 

was responsible for negotiating the deals with The Hut Group, Travis Perkins, Hermes Parcelnet 

and Haydock Commercials. These deal alone account for 1.6 million sq ft of new build 

Grade A Industrial product between 2013 and 2017. 

Market Overview 

Warrington: A Strategic Location 

Warrington is located at the very centre of the North West Region’s economic heartland, 
midway between the conurbations of Greater Manchester and Merseyside. It shares the 

infrastructure assets of both cities, including the two international airports as well as being at 

the crossroads of the region’s economic arteries, principally the M6, M62 and M56 

motorways. 

The town enjoys excellent rail connections being a mainline stop on the West Coast Main 

Line (London to Glasgow) and on Liverpool to Manchester Rail Line. The arrival of HS2 at Bank 

RGD Consulting is the trading name of RGD Consulting Ltd  a company registered in England & Wales  Company Registration No: 10848109  Registered 

Office  6th Floor  Cardinal House  20 St. Mary’s Parsonage  Manchester M3 2LG - Regulated by RICS. 
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Quay Station as part of Phase 2A  by the late 2020’s will provide new opportunities to 
reinforce Warrington as a transport hub and a great place to live, work and do business. 

Connecting the ports of Liverpool and Manchester, The Manchster Ship Canal bisects the 

town to the south of the town centre. After years of decline, the canal  under the  

stewardship of Peel Ports is enjoying a renaissance as the £50 billion Atlantic Gateway plan is 

gradually implemented . In time this will include the redevelopemnt of Port Warrington. 

All of these transport links contribute to Warrington being the pre-eminent location in the 

region  for industrial and logistics businesses, both currently and beyond the current 

economic horizon. 

Transport links alone are not sufficient to drive the town forward economically and in reccent 

history a step change in the local economy was triggered in 1968 by the designation of 

Warrington as an expanded new town. Subsequent expansion was implemented, at a rapid 

rate  under the auspices of Commission for New Towns (CNT) and it’s successor organisations, 
with the development of Grange, Birchwood, Winwick Quay and Gemini Employment areas 

bringing large numbers of new jobs, industries and corporates to the town, including the 

knowledged based nuclear sector. 

The final culmination of the New Town legacy is the ongoing development of Omega North 

and Omega South, which is a mixed use site of industrial, logistics, housing and a primary 

school with support facilities to follow on a site of 557 acres net. 

The Opportunity 

As the present cycle of employment land allocations draws to a conclusion, virtually all the 

town’s prime employment land assets have been developed out. Consequently, there is a 

need to secure the next generation of employment land supply to well beyond 2030 for it to 

remain a competitive environment within the regional market place. 

This cannot be achieved by developing the few remaining infil employment allocations or by 

the redevelopment/refurbishment of the older stock stock at Grange and Birchwood. For the 

town to continue to prosper and grow it has to have a suite of new employment allocations 

that can genuinely compete at the top table for footloose and world class industries against 

the best sites being put forward in the spacial frameworks for Merseyside and Greater 

RGD Consulting is the trading name of RGD Consulting Ltd  a company registered in England & Wales  Company Registration No: 10848109  Registered 

Office  6th Floor  Cardinal House  20 St. Mary’s Parsonage  Manchester M3 2LG - Regulated by RICS. 
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Manchester. The council will be well aware of many of these sites and in particular the dash 

for sites being propogated by St Helens along the M6, A580, M62 and A49 corridors together 

with Wigan along its section of the M6. These are the sites Warrington will have to directly 

compete against in the next 15 -25 years along with a handful of sites in the Greater 

Manchester area that are located on or in very close proximity to the M60/M62. 

Inevitably these new allocations will need to have the following characteristics: 

• Critical mass 

• Proximity to motorway junctions 

• Few or no phyiscal, legal, access or topographical constraints 

• Genuine deliverabvility prospects over the plan period 

• Good access to amenities and pool of labour 

The Site 

The Cherry Lane site enjoys an excellent strategic location on the south eastern edge of 

Warrington. Moreover it is located imediately adjacent to the M6/M56 interchange at 

Junction 20, M6 on the north eastern side of the junction. The A50 provides direct access to 

Warrington town centre some 4.8 miles distant with the centre of Lymm lying 2.1 miles to the 

north. 

The site extends to nearly 136 acres and is bisected by the B5158, (Cherry Lane) which leads 

directly off the motorway junction. The western plot extends to 59.591 acres, whilst the 

eastern half of the site is larger at 76.133 acres. Frontage to the B5158 extends to 

approximately 650 m on both sides of the road and is unconstrained for the purposes of 

sercuring access points. 

The location is already proven as a viable industrial area as witnessed by the success of 

nearby Barley Castle and Stretton Green Industrial Estates on the former Stretton Green 

airfield. Both these estates are accessed from Junction 20, M6, but are signifcantly inferior in 

terms of location being 1.5 and 2.0 miles respectively from the motorway. 

The site benefits from the following key attributes: 

RGD Consulting is the trading name of RGD Consulting Ltd  a company registered in England & Wales  Company Registration No: 10848109  Registered 
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• Critical Mass: Both the western and eastern plots have the critical mass to have broad 

appeal across the industrial and logistics sector from SME sized units through to the very 

largest ‘big box sheds’. This is further enhanced by the regular shape of the main plot 
boundaries combined with the extensive frontage afforded by the B5158. In turn this 

means both plots can be ecomically serviced; this is crucial to viability and subsequently 

deliverability 

• Contraints: There are no substantive constrainsts affecting either site. Access and 

servicing can be economically taken from the B5158, which in turn can be upgraded the 

short distance back to Junction 20, if required, without any ransom issues. 

Topographically the plots are relatively flat with no known physical constraints. 

Furthermore surface water can be SUDs attenuated on both plots and fed into Bradley 

Brook without issue 

• Deliverability: The combination of a motorway location, coupled with close proximity to 

the pool of labour  in Warrington and the lack of any substantive constraints ensure that 

the site has every prospect of being fully delivered within the plan period. 

• Amenities: Warrington Lymm services are located imediately off Junction 20, M6 within 

200 metres of the southern boundary of the site. These facilities cater for all immediate 

day to day requirements and are supplement with a budget hotel. Furthermore, the site is 

sufficiently large and strategically located to support it’s own amenity offer as an 
alternative and as on site solution 

Market Appeal, Deliverability and Trends 

This is a strategically located site that if allocated would without doubt firmly sit within the top 

quartile of employment sites within the North West region. The is because the site is situated in 

the economic heart of the North West region and immediately adjacent to two of its primary 

economic arteries, the M6 and M56. These factors coupled with the critical mass afforded, 

the lack of substantive constraints together with excellent access to amenities and labour all 

combine to make the site highly desirable. 

This view is evidenced by H Sinker and Sons 200 acre site on the opposite side of Junction 20, 

which was selectively marketed by Strutt and Parker in 2015. It attracted proposals from 

many of the UK’s leading industral developers including First Panattoni, who were chosen as 

preferred development partners and are now actively promoting the site through the 

planning process. 

The Cherry Lane site, shares all the same attributes as the Sinker’s site. Without doubt it will 

appeal to many of the UK’s premier industrial developers and their funding partners many of 

whom are international pension funds. Demand from these developers would in my 
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opinion be so strong that the regonal indutrial developers would struggle to make the final 

cut in the develper selection process. 

The ability for any site to deliver within any given plan period is crucial, as to do otherwise is to 

misrepresent the true employment land supply position.  Time and again it has been provenn 

in recent years that strategically located sites with the instructure deliverd bring a step 

change in employment land take up ragtes and to the local economy. Current exemplars 

include: 

• Omega North and South: Since 2013 some 3.7 million sq ft has been delivered on 

approximately 200 acres. Occupiers incude, The Hut Group, Travis Perkins, Brakes, 

Asda, Amazon, Hermes Parcelnet, Plastic Ominium and Haydock Commercials 

• Logitics North Bolton : Approx. 2.23  million sq ft delivered since 2015 , including Aldi, 

Whislt, MBDA, Komatsu with Lidl to commence construction the the first phase 

(700,000 sq ft) of their 1.1 million sq ft RDC 

• Kingsway Business Park, Rochdale: Approx. 2 million sq ft constructed in the past 7 

years. Principal occupiers include JD Sports and Asda/Wincanton 

The quality of  Cherry Lane site is such that it has the attributes to enable it to mirror the take 

up levels seen at the above exemplars. It is also sufficiently flexible to be able to adapt to 

emerging trends that will evolve over time. 

In this connection the industrial market operates on many levels for new build product. 

Currently it is primarily, but not exclusively driven by demand from the “big shed” sector and 

the funding institutions appetite for high end industrial product, which is forcing initial yields to 

record lows; in turn this is driving up both land values, rents and exit values for developers. 

The funds backed up by their own and third party research, believe that the industrial and 

logistics sector offers the best prospects for take up together with rental and capital growth 

for the foreseeable future, as compared to the other traditional core markets of offices and 

retail. In short, the industrial sector currently hits the sweet spot as the high street migrates to 

on line shopping. 

Currently the key drivers of industrial property demand are: 
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Commercial Property Consultants 

• Online Retail: 

o The Collapse of the High Street: The hollowing out process is advancing 

rapidly as retail moves on line with ever growing rapidity. For traditional 

retailers it is a case of adapt or die. 

o Groceries: All the big supermarket chains continue to increase their 

online offer, with direct delivery to your front door, either through their 

own fleets or through third party providers such as Ocado 

o Click and collect: This sub sector is fed by rapidly growing networks of 

local distribution hubs which tie back to a growing network of RDCs 

o Parcel Delivery Hubs: Another rapidly growing sector that is growing in 

parallel with online retail expansion across the country 

o I Hour/Same Day Delivery Hubs: Amazon is leading the development 

of this sector and typically around big cities they require 100,000 sq ft 

on low density sites 

o Returns: Typically, these are around 25% for fashion and footwear. This 

drives demand for dedicated reprocessing warehouses 

o White Goods: Increasingly sold online as witnessed by the demise of 

Comet and the rise of AO 

o Omni Channels: Another growing sector initially pioneered by QVC 

o Advancements in IT and Automation: This is a massive drive across the 

entire sector 

• High Street Retail Supply Chain: 

o This is driven primarily by the big supermarkets. They continue to 

upgrade their network and replace the first and second generation 

big sheds that were built in the past 15 -25 years. In reality this is a 

never-ending process as each firm has multiple units at different stages 

of the occupational/life cycle. 

o Emerging supermarket chains such as Lidl and Aldi are rapidly growing 

and building an ever-increasing national network as witnessed at 

Logistics North where Aldi have taken buildings of 700,000 sq ft in the 

past 18 months 

o Brands such as John Lewis and Marks and Spencer continue to 

upgrade their logistics Network to take advantage of new and 

emerging technologies. This will continue as they move increasingly to 

online shopping 

RGD Consulting is the trading name of RGD Consulting Ltd  a company registered in England & Wales  Company Registration No: 10848109  Registered 

Office  6th Floor  Cardinal House  20 St. Mary’s Parsonage  Manchester M3 2LG - Regulated by RICS. 



 

 

 

  

      

 

 
 
 

 
 

 

 

 

  

 

 

   

 

  

  

 

  

   

   

 
  

 

 

 

 

 

  

 

 

 

 
 

 

 

 
                                     
 

 

 

 

 
Commercial Property Consultants 

o As per on line retail, advances in IT and automation are driving 

demand for a new generation of big sheds. The Asda building at 

Omega is a case in point. The land and building cost £30 million; the 

fitout cost nearly £70 million 

• 3PLs 

o These are the companies that provide contract warehousing services 

across the full spectrum of the economy, be it for retailers, 

manufacturers or other service industries. They are a major driver in the 

sector. Many of these 3PLs are multi-national or household names such 

as DHL, XPO, Wincanton and Eddie Stobart. 

• Manufacturing and Associated Just in Time Supply Chain 

o Ever present as demand for better quality production standards pre-

empts the market place. 

Conclusions 

As a market facing opportunity the Cherry Lane site score very highly from the perspectives 

of location, scale, deliverability, lack of constraints, access to markets, labour pool and 

amenities. The combination of these factors is a potent mixture that will guarantee not only its 

delivery but also as a development of the highest quality and sustainability given the quality 

of developer it will attract. 

RGD Consulting 

July 2017 
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