
 
 

 
  

 
 

 
 

  
 

 
 

 
 

 
 

 
 

  
 

  
 

 
  

 
    

            
   

 
               

  
   

 
    

   
     

        
     

 
    

 
     

         
     

   
  

   
  

 
        

  
    

   
    

 
 

VGS/CW/W152(e) 
13th January 2023 

Michael Bell 
Planning Policy and Programmes Manager 
Planning Policy and Programmes 

Growth Directorate 
Warrington Borough Council 
East annexe 
Town Hall 
Sankey Street 
Warrington 
WA1 1UH 

Dear Mr Bell 

Examination of the Warrington Local Plan
Ref. PINS/M0655/429/2
BE Group Response to Inspectors Post Hearings Letter to Warrington Borough 
Council (Council Ref. ID06, 16th December 2022) 

We have considered the Post Hearings letter dated 16th December 2022 which sets out the 
Inspectors’ reasons for finding the Local Plan in its current form to be unsound, but which 
provides recommendations in which changes could be made to ensure its soundness. These 
primarily relate to the employment land evidence and the approach taken to determine future 
employment land needs. This letter sets out our initial views on the content of the Inspectors’ 
letter in the context of the evidence we produced in support of the Local Plan and the evidence 
we provided during the Examination hearing sessions. 

The refresh to the Economic Development Needs Assessment – Document EC2 (the EDNA), 
produced by BE Group in 2021, provides the basis for the employment land requirement in 
the Submission Local Plan. The EDNA uses an average annual land take up for strategic and 
local purposes (i.e., including the Omega site) of 14.22ha/year between 1996 and 2020, 
projected forward over the plan period to identify needs. It also incorporates a further three 
year buffer and an allowance for business displacement. Ultimately it identifies a total 
need for 316.26 ha for the plan period. 

This take up derived employment land need is distinct from the jobs generation forecasts used 
the Local Housing Needs Assessment Update of 2021 – Document H2 (the LHNA) including 
the estimate that some 18,300 additional jobs could be supported by the housing requirement 
of 816 homes/year. It was the view of BE Group in the EDNA, and throughout the Examination 
in Public, that it was not possible establish a direct link between the employment land 
requirement and jobs growth forecasts, due to the different methodologies used to calculate 
both. 

The Inspectors acknowledge that accurately predicting future economic and jobs growth and 
available labour supply over the Plan Period is extremely difficult if not impossible and do not 
suggest that there needs to be an absolute match between employment land provision, 
estimated jobs growth and labour supply. However, the Inspectors consider there needs to be 
a broad alignment in order for the local economy and housing market to function effectively 
and to avoid substantial increases in unsustainable commuting patterns. 
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To do this, the Inspectors use a methodology, as set out in points 11-17 of the Letter, which 
divides the total historic jobs increase over 1996-2020, 48,350, by the overall historic take-up 
over the same period, 341.29 ha. This results in an average figure of 142 jobs/ha. 

Using the figure of 142 jobs/ha, the 18,300 additional total jobs which could be supported by 
the 816 homes/year housing requirement would require some 129 ha of employment land over 
the plan period. When a three year buffer as in the EDNA is applied and an allowance for 
business displacement is added, this results in a revised employment land need of 168 ha, for 
Warrington Borough, to 2038. 

Comments on the Inspectors Approach to Employment Land Need Modelling 
It is recognised that there is not one definitive methodology for establishing employment land 
needs and that it is a professional judgement which needs to be made following the guidance 
set out in the PPGs and taking into account the best available evidence. It is also 
acknowledged there will always be uncertainty in looking forward over the Plan Period as a 
whole in terms of economic trends. The effectiveness of long term forecasts of economic 
change are further complicated by unanticipated events such as Brexit, the Pandemic and 
more recently the implications of the Russian Invasion of Ukraine. 

The approach taken by the Inspector is understood. It provides a level of need within the range 
considered in the ENDA, between the lower level of need calculated using jobs forecasts and 
our recommended approach based on past take up rates of employment land. 

It is our view however that its application does not consider some important changes that have 
arisen in employment patterns in Warrington in recent years. By using the gross figures for 
both employment land take-up and jobs created over the period from 1996 the Inspectors’ 
approach does not take into account the different jobs densities across different uses classes 
and the changing nature of sectoral growth in Warrington since the mid-1990s. 

This section addresses these factors and a number of points arising from the Inspectors’ 
approach. 

Firstly, as stated in Submission Local Plan Policy CD10a it is important to note that the 
estimate that 48,350 jobs have been generated in Warrington Borough over 1996-2020, which 
informs the Inspectors’ calculations, (EDNA Table 43, page 178), was for the sole purpose of 
demonstrating that it is unreliable to rely on a single methodology. Namely, that converting 
Oxford Economics /Cambridge Econometrics forecasts to a land requirement using the 
historic figures could result in a land need figure very different to the actual land take-up rate 
across the same period. 

Secondly, as stated in CD10a, the 48,350 jobs estimate were the total number of jobs 
generated across all business sectors over the 1996-2020 period including those that are not 
attributed to B class employment land, for example, jobs generated through retail 
development. The number of jobs generated just by E(g)/B-Class development over the 1996-
2020 period was 30,418. 

Thirdly, applying a global figure of 142 jobs/ha across all sectorial take up which has occurred 
in Warrington since 1996, does not allow for differing relevant Use Classes (E(g), B2, B8) 
resulting in differing jobs densities and as a consequence, different land needs. 

Fourthly, in the Examination, BE Group highlighted that historic jobs figures reflected a high 
level of office growth in the period 1996-2020, which is not envisaged to continue going 
forward to 2040, with future development likely to have a greater focus on B8 warehousing 
with lower jobs densities.  
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addressed through a review of the Local Plan. Indeed, we note that the Inspectors recognise 
this at point 21 of their letter. 

Yours sincerely 

Vince Sandwell  BSc MRICS 
Director 
For and on Behalf of BE GROUP 

Direct Dial: 01925 281284 
Email: vincesandwell@begroup.uk.com 
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