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1 
https://www.harborough.gov.uk/downloads/download/1457/warehousing_and_logistics_in_leicester_and_leicestershire_managi 
ng_growth_and_change_study_amended_march_2022  
2 https://www.semlep.com/warehousing-and-logistics/  

 

https://www.semlep.com/warehousing-and-logistics
https://www.harborough.gov.uk/downloads/download/1457/warehousing_and_logistics_in_leicester_and_leicestershire_managi


 

 

 

 

3 See post hearing letter at https://www.bassetlaw.gov.uk/media/7834/ins_10-post-hearing-note.pdf May 2023 and examination 
employment note at https://www.bassetlaw.gov.uk/media/7644/bdc-50_iceni-eip-employment-note-feb-22.pdf  

 

 

 

 
 
 

 

https://www.bassetlaw.gov.uk/media/7644/bdc-50_iceni-eip-employment-note-feb-22.pdf
https://www.bassetlaw.gov.uk/media/7834/ins_10-post-hearing-note.pdf


  

 

 

 

 

 

 

 

 



  

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
4 Paragraph 28, APP/H4315/V/20/3253194 

 



 

 

 

 

 

 

 

 

5 https://www.greatermanchester-
ca.gov.uk/GMCAFiles/PFE/Supporting%20documents/05%20Places%20for%20Jobs/05.01.02%20Employment%20Land%20N 
eeds%20in%20Greater%20Manchester.pdf  

 

 

 

 
 
 

 

https://www.greatermanchester


  

 

 

 

 

 

 

 

 

 

 

 



  

 

 

 

 

 

 

 



  

 

 

 

 

 

 

 



  

 

 

 

 

 

 



  

 

 

 

 

 

 



  

 

 

 

 

 

 

 



  

 

 

 

 

 

 

 

 

 



  

 

 

 

 

 



  

 



  
 

 

  

  

  

 

   

      

 

Six 56 Site/ Employment Market Update 

Grade A Building Supply 

My proof of evidence refers to there being 18 buildings either available or under construction. This has been reduced by 
one unit (Magnitude 149, Middlewich) which was under offer in my proof and has now been let to Jet 2. 

The reduced supply is shown next to my table in my proof at 7.3 

Type No. of Units 

April 2023 

No. of Units 

June 2023 

Units under 

construction 

7 117,642 sq. m. 7 117,642 sq. m. 

New speculative 

build 

6 150,013 sq. m. 5 136,171 sq. m. 

Existing Grade A 

units 

5 58,168 sq. m 5 58,168 sq. m 

Total 18 325,823 sq. m 17 311,981 sq. m 



 

   
 

 

 

   

 
 

 
 

   
 

  
 

   
   

 
  

    
    

    

    

 

 

Sites with Planning Consent – Outline or detail over 9,292 sq m (100,000 sq ft) 

I list the sites we are aware of that have been granted planning permission and  apologise for missing two sites off the 
schedule that was submitted in my evidence listed as Addendum sites 

Property/Site Authority Unit Size (sq. 
m) 

Former Cammell Laird, 
Campbelltown Road, 
Birkenhead 

Wirral 46,040 sq m  Single unit with detailed consent 

Vortex BP, Bridge Rd, 
Ellesmere Port 

Cheshire West & 
Chester 

9,944 sq m Multi unit scheme totalling 19,516 sq m. A single unit of 9,944 
sq m is planned. Detailed consent granted. 

Chemie Pelzer Site, 
Speke Hall Ave Speke 

Liverpool City 
Council 

18,584 sq m Planning granted for 18,584 sq m single unit. 

Three Sisters, Ince in 
Makerfield, Wigan 

Wigan 15,892 sq m A larger development of 58,086 sq m consisting of mid box and 
multi let units has been granted an OPP. The layout/scale plan 
shows a single unit of 15,892 sq m 

Martland Park, Wigan Wigan 9,572 sq m Outline consent granted for a single unit 

Addendum Sites 
X Dock 545, Gorsey 
Lane, Widnes 

Halton 50,650 sq m Single unit with planning consent 

Winsford Gateway Cheshire West 
and Chester 

23,234 sq m Planned as a several unit scheme but could build up to 23,224 
sq m in a single unit 



 
 

Other sites that have come to the Market 

I am not aware of any additional sites that have come to the market, the Shearings/Custom site at Stretton will be 
marketed by Cushman & Wakefield later this year – the site is 2.95 ha and is irregular in shape but could fit a unit of c 
9,292 sq m to 13,940 sq m.  

See old aerial photo below 
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1. Introduction 

1.1. This is an Update Alternative Sites Assessment (update ASA) to the original 

Alternative Sites Assessment (original ASA) (CD4.101) and is produced to 

support David Rolinson’s Planning Evidence for the Call-in Inquiry.  This relates 

to the Outline Planning Application (OPA) for a strategic employment 

development on land adjacent to Junction 20 of the M6 Motorway and Junction 

9 of the M56 Motorway (known as Six 56 Warrington). 

1.2. The original ASA (CD4.101) was produced to consider whether there were 

potential alternative sites that could accommodate the Application proposal in 

whole or part.  During the course of Warrington Council’s consideration of 

the OPA, updated details associated with the original ASA (2018) were 

provided in the Replacement Planning Statement (October 2021) (CD4.34). 

Given the time that has lapsed since the production of the original ASA (2018), 

and the Replacement Planning Statement (2021), this Update ASA has been 

produced to consider any changes in circumstances that may affect the 

conclusions of the original ASA (2018).   

1.3. This update ASA should therefore be read in conjunction with the original 

ASA (2018) (CD4.101) and the Replacement Planning Statement (October 

2021) (CD4.34).  It has been prepared to review the following matters: 

• Whether the status or circumstances of any of the sites previously 

assessed has changed over the time that has lapsed;  

• Whether there are any new sites that need to be included in the update 

ASA. 

1.4. This update ASA is undertaken in the context that the emerging Local Plan 

(Updated Proposed Submission Version Local Plan (UPSVLP) 2021–2038) 



 
 
 
 

 

 
 

  

   

  

 

 

 

   

 

 

  

 

 

(CD3.1) identified three strategic sites for employment allocation – the South 

East Warrington Employment Area (SEWEA) (which includes the Application 

Site - Six56), Fiddlers Ferry and Omega West (See Appendix 1 for site 

location plan).  The SEWEA (including the Application Site - Six 56) and Omega 

West are within the Green Belt.  The employment development at Fiddlers 

Ferry is previously developed non-Green Belt land, however it requires new 

residential development within the Green Belt to cross fund / enable the 

delivery of this employment development, due to the costs of bringing forward 

a former power station for redevelopment. 

1.5. The Application proposals were considered in the context of the emerging 

Local Plan which has identified the Application Site as part of a draft 

employment allocation (SEWEA) to be removed from Green Belt.  The 

emerging Local Plan evidence base includes the Warrington Green Belt Review 

in 2021 (CD4.99), the Warrington Economic Development Needs Assessment 

(EDNA August 2021) (CD4.93), along with further site-specific documents. 

This Update ASA therefore has had regard to the approach taken in these 

documents. 



 
 
 
 

 

 
 

  

 

 

 

 

 

 

  

 

 

   

 

  

   

  

 

 

  

  

  

2. Methodology 

Approach 

2.1. The original ASA (2018) considered the potential for alternative sites to 

accommodate a new logistics park to meet the employment needs of 

Warrington. This update ASA Statement utilises the same methodology as the 

original ASA (2018), which includes the scope for disaggregation, area of study, 

consideration of potential sites and the three-stage assessment of sites (see 

original ASA (2018) CD4.101 for the full methodology). 

2.2. The summary table at Appendix 2 provides a full summary of the current 

position of the sites considered within the original ASA (2018) to confirm any 

changes in circumstances.  

2.3. One new site - Omega West (located within St Helens’ authority area) has 

been identified for consideration, given its proposed allocation for strategic 

employment in the emerging local plan. 

2.4. The assessment for the original ASA (2018) takes a series of stages.  

2.5. Stage 1 is to establish whether the identified sites meet the minimum 

requirements for logistics development, namely proximity to the motorway 

network, good access to this via A roads, public transport connectivity and 

ability to mitigate for sensitive uses where these are present.  This is not 

considered to have changed in the time that has passed since the production 

of the original ASA (2018) and as such is not reassessed in this update ASA. 

Fiddlers Ferry was dismissed at this stage of the original ASA (2018) 

assessment due to its secondary location for logistics but further consideration 

is given to this site within this updated ASA as it is a proposed employment 

allocation within the emerging Local Plan. This is set out within Section 3 of 



 
 
 
 

 

 
 

    

 

 

 

 

 

  

  

 

this Update ASA Statement and incorporates details from the Replacement 

Planning Statement produced in 2021.  

2.6. Stage 2 then considers a range of additional factors to establish the suitability 

of a site for logistics development such as site shape and proximity to 

workforce.  These factors are not considered to have changed in the time that 

has passed since the production of the original ASA (2018) and as such are not 

reassessed in this update ASA. 

2.7. Stage 3 then assessed the remaining sites and considered the approach taken 

by the emerging Local Plan and Green Belt Assessment (2016 and 2017).  The 

Stage 3 Green Belt Assessment has therefore been reviewed as part of this 

update ASA to ascertain whether the updated Green Belt Assessment (2021) 

that form the basis of the local plan evidence base have any effect on the 

assessment and conclusions derived in the original ASA (2018).  The status of 

each of the sites have also been reviewed and any relevant updates provided. 



 
 
 
 

 

 
 

 

  

  

  

 

 

 
  

 

 
 

 
 

 
 

 

 
 

   

 
 

 
 

 

    

3. Assessment 

Identification of Stages 

3.1. In line with the above methodology, a total of 9 sites had been identified in the 

original ASA (2018) (CD4.101), of which 7 progressed to Stage 2 of the 

Assessment and also to Stage 3 of the Assessment. The 9 sites are set out in 

the table below, and a Plan showing the location of all the sites is included at 

Appendix 1: 

Site 

Ref 

Site Address Size (Ha) 

1. Omega North Extension.  13.5 ha 

2. Burtonwood Brewery & White House Farm 4.22 ha 
3. Port Warrington 74.19 ha 
4. Land North of Barley Castle Lane, Appleton (Stobart’s 

proposed NDC site) 
15.3 ha 

5. Land at Barley Castle Farm. (8.69 ha) 
Land at E end of Barleycastle Lane (North Parcel).  
Land at E end of Barleycastle Lane (South Parcel). 
*These sites are considered as one consistent with the 
emerging Local Plan 

19.64 ha 

6. Land South of Barley Castle Lane 
Land at Barley Castle Lane (0.5 ha) 
*These sites are considered as one consistent with the 
emerging Local Plan 

9.97 ha 

7. Omega South Plot 7E (Mount Park) / Omega South Plot 
7F (Mount Park) 
Comprising: 
Unit 2 136,963 ft² (completed Dec 2018) 
Unit 3 90,771 ft² (completed Dec 2018) 
Unit 4 183,669 ft² (to be completed by Feb 2019) 

18.27 ha 

8. Omega South Zone 1B 17.99 ha 
9. Fiddlers Ferry Power Station 

*includes main power station, ash lagoons, rail sidings, 
pump house and agricultural land 

330 ha 

10. Six 56, Warrington (the Application Site) 96 ha 



 
 
 
 

 

 
 

  

 
  

   

 

 

  

 

 

 

  

 
  

  

 

  

 

 

 

 

Table 1: Location of Sites 

3.2. The summary table at Appendix 2 provides a full summary of the current 

status of the sites taken to the Stage 3 assessment (i.e. sites 1, 4 5, 6, 7, 8 and 

10). 

3.3. In addition, Appendix 2 considers Omega West in detail as the only new 

sites to be considered.  This site is identified in the table below and shown on 

the plan at Appendix 1 as site 11: 

Site 

Ref 

Site Address Size (Ha) 

11. Omega West 75.22 ha 

Table 2: Location of New Site 

3.4. This assessment concludes that three of the four units are under construction 

with named end users expected to be occupied during 2023. These are 

therefore already “committed” and no longer available as a comparative site to 

the Application proposal.  The fourth unit is the subject of a reserved matters 

application by St Helens Council, with marketing material suggesting this is 

available for construction in Q3 2023.  A brook diversion required to facilitate 

the delivery of this unit is already in construction.  Individually this unit would 

not be able to accommodate the full amount of employment development 

proposed at the Application proposals and as such is not a comparable site. 

Stage 1 and 2 Assessment 

3.5. As detailed within Section 2: Methodology, the assessment of Stages 1 and 2 

for sites included within the original ASA (2018) have not been revisited, and 

as such the assessment within paragraphs 3.6 to 3.8 of the original ASA (2018) 



 
 
 
 

 

 
 

    

 

  

 

  

 

    

  

 

   

 

 

 

 

  

  

remains relevant to the assessment of alternative sites. This is with the 

exception of Fiddlers Ferry which is given further consideration below, due to 

its proposed allocation as a strategic employment site within the emerging 

local plan. 

Fiddlers Ferry 

3.6. The current Fiddlers Ferry Power Station is identified within the Warrington 

Core Strategy (Adopted July 2014) as Policy PV2: Fiddlers Ferry (CD2.1).  The 

main Fiddlers Ferry Power Station site is not within the Green Belt, however, 

the policy specifies that any additional land required within the Green Belt 

would be considered against national Green Belt policy. 

3.7. The site at the former Fiddlers Ferry Power Station is allocated in the emerging 

Warrington Local Plan 2021-2038 as a mixed use employment and housing site 

through Policy MD3.1 (CD3.1). The site is anticipated to deliver 101ha of 

employment land and a minimum of 1,310 homes. 

3.8. Policy MD3.1 identifies that 82ha of land from the Green Belt will be removed 

to accommodate the new housing areas of the site.  The additional land for 

residential use is justified to facilitate the redevelopment of the Fiddlers Ferry 

Power Station site for employment. The Statement of Common Ground 

between Warrington Borough Council and Peel L&P (Holdings) UK Ltd (SG02: 

August 2022) (CD4.134) states in paragraph 3.21: 

“Phase 1 – Full Scheme Appraisal: Commercial Only 

(Appendix 3): This appraisal is based on assessing the full quantum of 

commercial development which is proposed to come forward on 

Phase 1 of the development area (land to the north of the railway line), 

but excludes the proposed residential development on the agricultural 



 
 
 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

  

 

  

   

 

 

   

 

land. This appraisal retains the same demolition, remediation, 

commercial abnormal costs and strategic infrastructure cost 

assumptions as the full phase appraisal other than the residential S106 

contributions which are excluded. This appraisal demonstrates that the 

commercial development alone is not sufficiently viable to cross-

subsidise the upfront demolition and remediation costs, as the residual 

land value – whilst still comfortably positive at c. £22m – does not 

exceed the BLV. This appraisal therefore demonstrates that the 

residential element of the scheme is required to generate the additional 

upfront surplus to cross-subsidise the demolition and remediation 

costs early in the development period.” 

3.9. This demonstrates and confirms that part of the ‘exceptional circumstances’ for 

the residential element of the scheme is to cross subsidise the employment 

part of the scheme for viability reasons. It also confirms that this residential 

element is required “to generate upfront surplus..” to cross-subsidise the 

demolition and remediation costs. This demonstrates that the value from the 

residential development which lies within the Green Belt is required to fund 

the demolition and remediation. This will have implications upon the delivery 

of the employment element of the site. 

3.10. The Local Plan Green Belt Assessment (August 2021) (CD4.99) highlights that 

the northern section of the site makes a ‘strong’ contribution to Green Belt 

‘purposes’ and the southern section makes a ‘moderate’ contribution to Green 

Belt ‘purposes’. 

3.11. The Warrington Economic Development Needs Assessment (EDNA, August 

2021) (CD4.93) states in Table 14 (page 99): 



 
 
 
 

 

 
 

  

 

  

 

      

 

 

 

 

 

 

 

      

  

 

  

 

  

“Located some five miles from the M62, Fiddlers Ferry would struggle 

to compete for major requirements with nearby locations which enjoy 

direct motorway access, including Six56, a western expansion of 

Omega and other schemes proposed in St Helens. 

It is likely that the employment uses will be dependent on the housing 

to provide an element of cross funding, particularly to support the large 

site clearance and remediation costs.  Thus regardless of the stated 

masterplan timetable, it is likely that at least some of the housing will 

need to be developed before the employment and that the wider 

scheme will not be viable without a certain quantum of housing.  As 

the housing is to be developed on Green Belt, releasing the Green Belt 

will likely be key to delivery of the brownfield land.” 

3.12. In relation to deliverability the EDNA considers that  

“the site has good A-Road access but its distance from the M62 makes 

it less desirable to major logistic occupiers than other locations which 

enjoy direct motorway access.  This weaker position will likely have 

some impacts on the speed at which B2/B8 options are taken up but 

may mean that demand from local firms outweighs demand from 

strategic businesses. Given the constraints on demand and the time 

could take to fully decommission and clear the power station, it is 

unlikely the employment site will be fully developed by 2030, as stated 

in master planning”.   

3.13. The EDNA therefore grades Fiddlers Ferry as A-/B-, which is a constrained 

site with a range of constraints needing to be addressed, which is alongside a 

number of sites sitting in fourth place in relation to ranking of sites in the 

EDNA. 



 
 
 
 

 

 
 

  

 

 

 

  

  

 

 

 

 

   

 

 

  

 

3.14. Local Plan reference CD31 (CD4.135) is an updated note on the masterplan 

delivery programme. This shows demolition of the power station through to 

December 2026 with the employment coming forward in three phases with 

the first phase being delivered by September 2026, assuming a planning 

application is submitted in the autumn of 2022.  However, at present according 

to the Public Access System, no planning application has been submitted for 

redevelopment.  A Screening Opinion was however sought in 2021 for the 

demolition of the power station buildings and a subsequent application 

submitted in September 2022 for the demolition, which is pending a decision.  

The consultation for the Development Framework for the site in autumn 2022 

shows the first phase comprising four units totalling 1.35 million sq. ft.  The 

developers website shows that consultation on Phase 1 closed in December 

2022. 

3.15. The programme assumes that each phase will come forward in a staged 

manner roughly two years apart with the third phase complete by March 2030. 

3.16. The delivery programme assumes that planning permission for the northern 

parcel is granted by June 2024 and therefore that it commences delivery from 

July 2025 to July 2030.  Given this application is yet to be submitted, it is 

reasonable to expect that these timescales will be delayed.  Similarly no 

residential application has been submitted to allow the cross enabling of the 

residential to fund the demolition and remediation for the employment 

scheme. 

3.17. The EDNA (CD4.93) confirms in Table 14 (page 99) that:- 

“It is noted that full decommissioning and clearance of the power 

station could take up to seven years from an approx. start date of 

spring 2020, based on experience elsewhere. Thus, to meet the 



 
 
 
 

 

 
 

 

 

 

  

 

 

      

  

 

 

  

  

 

 

 

 

identified timetable it is assumed employment land will come forward 

on a phased basis, with the 56 ha Power Station Site possibly not fully 

available till 2027. If that proves the case, the masterplan assumption 

that the full completion of the employment land will occur by 2030 

seems very ambitious, with completion in the 2030s more likely”. 

3.18. The residential element of the site lies in the Green Belt and hence will require 

the completion of the Warrington Local Plan process to secure its allocation 

prior to the grant of planning permission for it. Funding from this element is 

required for demolition and remediation of the employment land and hence 

this is a precursor to delivery of the employment land. The timescales for 

delivery of the employment land set out in the EDNA (completion in the 

2030s) therefore may be optimistic. 

Stage 3: Assessment Against Green Belt Purposes 

3.19. As shown in Appendix 2, Table 1, Omega North, Omega South and Omega 

South 1B are no longer available due to having secured planning permission 

and either being developed out and occupied, or in the final stages of 

construction.  As such, they have not been reconsidered through the Stage 3 

Assessment as they are “committed” development rather than potential 

alternative sites to the Application proposal. 

3.20. The additional new site to be considered through this Update ASA is Omega 

West.  As shown in Appendix 2, Table 2, this site has three of the four units 

under construction (unit 1, 2 and 3) with known end users and these units are 

therefore already “committed” and no longer available as a comparative site to 

the Application proposal.  The fourth unit (unit 4) is currently being marketed 

as a unit of up to 417,144sqft (38,755sqm) being available for development 

from Q3 2023, with a reserved matters submission currently under 



 
 
 
 

 

 
 

  

 

  

 

   

 

consideration by St Helens Council. Furthermore, construction is underway 

for a brook diversion required to enable the construction of unit 4.  However, 

this is a single unit and could not accommodate the full amount of development 

proposed at the Application proposal and as such is not considered further. 

The Plan extract below shows the units: 

Figure 1: Omega West (extract from Omega Masterplan) 



 
 
 
 

 

 
 

  

  

 

 
      

   

 

  

  

 

  

  

 

 

      

      

       

 
 

      

      

      

      

3.21. The remaining four sites have however been reconsidered against the criteria 

identified in Stage 3 of the methodology, taking account of the updated Green 

Belt Sites Selection Report (August 2021) and scored as follows: 

Site Address Green Belt Purpose Score 

1 2 3 4 5 

1 Omega North  N/A 

4 Land at Barley Castle Lane 

5 Land South of Barley 
Castle Farm. 

6 Land South of Barley 
Castle Lane 

7 Omega South N/A 

8 Omega South Zone 1B N/A 

10 Six 56 Warrington 

Table 3: Stage 3 Assessment 

3.22. The results of Stage 3 indicate that of the four sites that were taken through 

to this stage for re-assessment, all of them scored sufficiently to be taken 

forward to a further level of scrutiny (all scored amber or neutral). It is 

therefore considered worthwhile considering these sites in more detail against 

the Warrington EDNA (2021) (CD4.93) and Green Belt Review (2021) 

(CD4.99). Whist NPPF (21) has been updated since the original ASA, it still 

states that (planning) decisions should help create the conditions in which 

businesses can invest, expand and adapt and goes on to say significant weight 

should be placed on the need to support economic growth and productivity, 

taking into account of local business needs and wider opportunities for 

development (para 81).  Importantly paragraph 83 is explicit that planning 

decisions should “recognise and address the specific locational requirements of 



 
 
 
 

 

 
 

   

  

  

 

  

 

   

  

 

 

 

 

 

 

    

 

 

   

 

 

  

different sectors which includes… storage and distribution operations at a variety of 

scales and in suitably accessible locations.” 

3.23. The EDNA (2021) (CD4.93) recognises the part Covid-19 has had in the 

growth of e-commerce, which already had a strong logistics market, with 

record take up for B8 in 2020, 95% of which was in the big shed market. 

However it does note that the North West lacks the supply of sites to fully 

capitalise on the growth. 

3.24. The EDNA identifies the Application Site (Six56) as A+ grade as it considered 

the site to have limited constraints and could be made available almost 

immediately, subject to planning.  This is the only site that receives this ranking 

within the EDNA and is identified as Option One for an employment site in 

the EDNA recommendations. 

3.25. If the Secretary of State grants planning permission for the Application 

proposal towards the end of 2023, reserved matters applications and condition 

discharges could be progressing during 2024 to allow enabling works to 

commence at the end of 2024. This would facilitate delivery of the employment 

units between 2025 and 2031.  

3.26. As set out within the original ASA (2018), Sites 4, 5 and 6 (Barley Castle) do 

not benefit from immediate access to the motorway and therefore would be 

considered a secondary location in this respect.  However these sites can be 

accessed from the motorway network without the need for vehicles to pass 

through any built-up residential areas.  Therefore, it considered that the issue 

of lack of direct access to the motorway could be mitigated by improving the 

local highway network, especially as part of the comprehensive SEWEA 

proposal. The Barleycastle sites (which are considered as six sites within the 

EDNA), are graded as A+/B+ or B+ within the EDNA. They are considered 



 
 
 
 

 

 
 

 

 

 

        

 

 

 

  

 

 

  

 

  

 

 

  

to be relatively unconstrained and could be brought forward immediately, 

subject to planning.  But these sites, either individually or as a whole, could 

not accommodate the full amount of development proposed at Application 

proposal. These sites are identified as Option Two in the EDNA 

recommendations. 

3.27. The updated Green Belt Assessment (2021) (CD4.99) confirms that the 

removal of the SEWEA will not harm the overall function and integrity of the 

Green Belt in the area and is suitable for release to meet the critical need for 

employment land in the area. It states: 

“The sites which comprise this allocation made a weak, moderate and 

strong contribution to Green Belt purposes. Development of this 

allocation would result in some encroachment into the countryside 

however development would not represent unrestricted sprawl as it 

would be reasonably contained and well defined along strong 

permanent boundaries to the north, east and south (the M6, M56 and 

the B5356). The remaining surrounding Green Belt could continue to 

perform its Green Belt function. The removal of this site from the 

Green Belt will not harm the overall function and integrity of the 

Warrington Green Belt. The new Green Belt boundary would be 

recognisable and permanent being strongly defined to the north, east 

and south by the B5356, M6, and M56 respectively.” 

3.28. As noted within the Council’s Green Belt Assessment the new Green Belt 

boundary is along strong defined long term and permanent boundaries, in 

accordance with national policy and guidance. The SEWEA is therefore a 

suitable site to be released to meet the critical need for employment land in 

the area. 



 
 
 
 

 

 
 

  

   

 

 

  

   

 

 

  

 

  

 

  

  

 

   

 

 

   

3.29. The EDNA confirms that the available land at Omega could be taken up within 

one year. The Omega West draft allocation site comprises 31.22ha which 

although in St Helens, has been agreed to count towards Warrington’s 

employment needs. The remaining 44ha is in the Green Belt and is not 

however currently accounted for in either Warrington or St Helens’ 

requirements. 

3.30. In conclusion, the Application Site is the highest ranked site in the EDNA 

(CD4.93) in terms of meeting market needs and delivery. It can therefore meet 

the short and medium term employment (especially logistics) requirements. 

The Omega South and Omega South Zone 1B are built out and occupied, so 

“committed”. The Omega West site has three out of the four units under 

construction and therefore these are already “committed” and is no longer 

available as a comparative site to the Application proposal. The fourth unit is 

currently being market as being available for development in Q3 2023, with a 

reserved matters submission under consideration by St Helens Council and a 

brook diversion to facilitate the unit under construction. However, 

individually, this site would not accommodate the Application proposals.  The 

Fiddlers Ferry site is not as well located as the Application Site (or the rest of 

the SEWEA) to meet the needs of logistics operators and its site specific and 

policy constraints mean that it would only be available to meet medium to long 

term employment needs which are more likely (according to the EDNA) to 

be local in nature (“Given this constraint, greater demand may come from the local 

market, with the scheme linking as much to the economy of Widnes as Warrington”). 

3.31. Nevertheless, the Submission Draft Local Plan (CD3.1) makes clear it will be 

necessary to bring forward all the sites considered within the third part of the 

assessment to meet the employment land requirement within the borough 

over the plan period. 



 
 
 
 

 

 
 

 

   

  

 

   

  

 

  

 

  

 

 

 

  

 

 

 

 

 

4. Conclusions 

4.1. In conclusion, the original Alternative Sites Assessment (2018) (CD4.101) and 

this update ASA has considered whether development that is being proposed 

at the Application Site (Six56) could be accommodated on a more suitable site 

either within or outside of the Green Belt. 

4.2. The update ASA has demonstrated that a number of sites at Omega have been 

developed and are now occupied or are in the process of being delivered for 

named end occupiers. The new Omega West site has three of the four units 

are under construction with named end users expected to be occupied during 

2023.  These are therefore already “committed” and no longer available as a 

comparative site to the Application proposal.  The fourth unit is the subject of 

a reserved matters application by St Helens Council, with marketing material 

suggesting this is available for construction in Q3 2023. A brook diversion 

required to facilitate the delivery of this unit is already under construction. 

Individually this unit would not be able to accommodate the full amount of 

employment development proposed at the Application proposals and as such 

is not a comparable site. 

4.3. There are therefore three remaining areas that have been considered through 

this update ASA.  These are Fiddlers Ferry (site 9), sites at Barleycastle (sites 

4, 5 and 6) and the Application Site (Six 56) (site 10).   

4.4. Whilst Fiddlers Ferry was discounted at Stage 1 of the original ASA (2018) it 

has been considered further in this update ASA due to it being identified as 

one of the three proposed strategic employment site allocations within the 

Submission Draft Local Plan (CD3.1) and it is identified as a potential site for 

allocation within the EDNA (CD4.93).  The EDNA grades Fiddlers Ferry as A-

/B- as whilst the employment would be on previously developed land and has 

good A-Road access, it is distant from the Motorways and therefore less 



 
 
 
 

 

 
 

 

  

  

    

  

 

 

  

     

 

 

  

  

  

 

    

 

 

desirable for logistics, which may affect its rate of delivery. The employment 

delivery also requires cross enabling by residential development, that is 

currently located within the Green Belt. Whilst the promotor’s delivery 

programme suggests the first phase (1.35msqft) of employment coming 

forward in September 2026, this assumed a planning application would have 

been submitted in autumn of 2022, which has not yet occurred. The site 

specific and policy constraints mean that it would only be available to meet 

medium to long term employment needs which are more likely (according to 

the EDNA) to be local in nature. 

4.5. The Barleycastle sites (which are considered as six sites within the EDNA), 

are graded as A+/B+ or B+ within the EDNA (CD4.93).  The EDNA 

considered them be relatively unconstrained and that they could be brought 

forward immediately, subject to planning, but these sites, either individually, 

or as a whole could not accommodate the full amount of development 

proposed at the Application Site (Six 56) and they don’t rank as highly in the 

EDNA as the Application site. The Barleycastle sites are identified as Option 

Two in the EDNA recommendations. 

4.6. The Application site (Six 56) is the only site with the highest grading within the 

EDNA (CD4.93), with A+ grade.  This was as a result of it having limited 

constraints, good accessibility to the motorways and that it could be made 

available almost immediately, subject to planning (i.e. this Call-In Inquiry).  This 

site is identified as Option One in the EDNA recommendations.  If the 

Secretary of State grants planning permission for the Application proposal 

towards the end of 2023, reserved matters applications and condition 

discharges could be progressing during 2024 to allow enabling works to 

commence at the end of 2024. This would facilitate delivery of the employment 

units between 2025 and 2031, thereby allowing the Application Site to meet 

short and medium term employment needs. 



 
 
 
 

 

 
 

 

 

 

 

 

  

 

 

   

   

  

    

 

  

 

 

 

   

4.7. Both the original ASA (2018) and this update ASA have concluded that there 

are no sites that are suitable for either the development as a whole, or indeed 

its component parts (scope for disaggregation). The Council’s EDNA 

(CD4.93) and Submission Draft Local Plan show that:- 

• The scale of employment and logistics need has been evidenced and 

quantified; 

• The urban capacity to meet this need has been assessed; 

• That additional land is required to meet the need and that this land 

must be found from within the Green Belt; and 

• That the Application Site is the preferred location to meet the need 

for B8 development. 

4.8. The original ASA (2018) and this update ASA have concluded that: 

• The ASA methodology remains robust. 

• The only new site for consideration as part of the update ASA is 

Omega West, which has three out of the four units being delivered and 

expected to be occupied during 2023. The fourth unit is currently the 

subject of a reserved matters under consideration by St Helens Council 

and as such could be under construction later in 2023, with the brook 

diversion required to accommodate this unit already under 

construction.  As such there is limited availability remaining at Omega 

West, and could not deliver the level of development as a whole 

proposed at the Application Site. 

• The other Omega sites (Omega South and Omega South Zone 1B) 

have now been delivered and as such, are no longer available. 



 
 
 
 

 

 
 

 

 

    

  

 

 

  

   

   

  

 

• The only non-Green Belt site capable of meeting some employment 

development is Fiddlers Ferry, however, this requires residential 

development in the Green Belt to cross enable the delivery of the 

employment development, due to the high costs of demolition and 

remediation of the former power station site.  Furthermore, this site 

is more remote from the motorways to render it a less preferrable 

option for logistics developers and more likely to meet local needs.    

• The Application Site (Six 56) performs best within the Council’s EDNA 

and its Green Belt review confirms the site is a suitable site to be 

released to meet the critical need for employment land in the area.  

• There are no sites that are suitable to accommodate either the 

development as a whole, or indeed its component parts (scope for 

disaggregation) on land outside of the Green Belt within Warrington 

or within the current Warrington Green Belt. 
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Appendix 1 – Plan of Identified Sites 



 
 
 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 1 – Key 

Sites considered within the original ASA (2018): 

Site 

Ref 

Site Address Size (Ha) 

1 Omega North Extension 13.5 

2 Burtonwood Brewery & White House Farm 4.22 

3 Port Warrington  74.19 

4 Land at Barley Castle Lane, Appleton 15.3 

5 Land South of Barley Castle Farm (including land at the east 

end of Barleycastle Lane) 

19.64 

6 Land South of Barley Castle Lane 9.97 

7 Omega South 18.27 

8 Omega South Zone 1B 17.99 

9 Fiddlers Ferry Station  330 

10 Six 56, Warrington  97 

Additional sites considered in this ASA Update Statement: 

Site 

Ref 

Site Address Size (Ha) 

11 Omega West 75.22 



 
 
 
 

 

 
 

 

 

 

 

Appendix 2 – Summary Tables 



 
 
 

 
 

 

 

 

  

  

  

 

 

 

 

 

 

  

 

 

 

  

Appendix 2 

Table 1 - Update for Sites within the update ASA (Stage 3 sites) that were previously 

considered in original ASA (2018)  

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

1 Omega 

North 

13.5ha This site would not be able to 

accommodate the full amount of 

Stage 3 Substantially completed. N/A Site no longer 

available. 

Extension employment development proposed for 

the Six 56 site. 

4 Land at 15.3ha The site does not benefit from Stage 3 Dismissed at Appeal (LPA 

Barley immediate access to the motorway and Ref: 2017/31757 / PINs Ref; 

Castle Lane therefore would be considered a APP/M0655/W/19/3222603) 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

 

 

 

   

 

 

 

 

 

 

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

secondary location in this respect.  

However this site can be accessed from 

the motorway network without the 

need for vehicles to pass through any 

built-up residential areas.  Therefore, it 

was considered that the issue of lack of 

direct access to the motorway could be 

mitigated by improving the local 

highway network, especially as part of 

the comprehensive Garden Suburb 

proposal. 

for Green Belt reasons 

rather than any evidence of 

a lack of demand.  

Proposed Strategic Site 

Allocation in Submission 

Version of the Local Plan 

(Sept 2021) as part of South 

East Warrington 

Employment Area (SEWEA) 

allocation. 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

 

  

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

Individually, this site would not be able 

to accommodate the full amount of 

employment development proposed for 

the Six 56 site. 

This site was for a specific end user, for 

which the application was the subject of 

a planning appeal.  The site was 

therefore not considered available. 

5 Land South 

of Barley 

19.64ha The site does not benefit from 

immediate access to the motorway and 

Stage 3 Proposed Strategic Site 

Allocation in Submission 

Castle therefore would be considered a Version of the Local Plan 

Farm secondary location in this respect.  (Sept 2021) as part of South 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

 

 

   

 

 

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

However this site can be accessed from 

the motorway network without the 

need for vehicles to pass through any 

built-up residential areas.  Therefore, it 

was considered that the issue of lack of 

direct access to the motorway could be 

mitigated by improving the local 

highway network, especially as part of 

the comprehensive Garden Suburb 

proposal. 

East Warrington 

Employment Area (SEWEA) 

allocation. 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

 

 

 

 

 

  

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

Individually, this site would not be able 

to accommodate the full amount of 

employment development proposed for 

the Six 56 site. 

6 Land South 

of Barley 

9.97ha The site does not benefit from 

immediate access to the motorway and 

Stage 3 Proposed Strategic Site 

Allocation in Submission 

Castle Lane therefore would be considered a Version of the Local Plan 

secondary location in this respect.  (Sept 2021) as part of South 

However this site can be accessed from East Warrington 

the motorway network without the Employment Area (SEWEA) 

need for vehicles to pass through any allocation. 

built-up residential areas.  Therefore, it 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

   

 

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

was considered that the issue of lack of 

direct access to the motorway could be 

mitigated by improving the local 

highway network, especially as part of 

the comprehensive Garden Suburb 

proposal. 

Individually, this site would not be able 

to accommodate the full amount of 

employment development proposed for 

the Six 56 site. 



 
 
 

 
 

 

 

  

  

  

 

 

 

 

 

 

  

 

 

 

 

 

 

   

 

 

 

  

ASA Site Indicative Summary of ASA (2018) Site Updates as at March Revised Comments 

ref Address Site area Assessment Score, 2023 Score on scoring 

no. (hectares) ASA (Update 

(ASA (2018) ASA) 

2018) 

7 Omega 18.27ha N/A Completed and occupied by N/A Site no longer 

South (Plot Jung Heinrich, the Delivery available. 

7E and 7F) Group and Royal Mail 

8 Omega 17.99ha N/A Completed and occupied, N/A Site no longer 

South Zone includes Gousto and available. 

1B Amazon. 

10 Six 56 

Warrington 

96ha The Site has direct access to the 

motorway network and is an optimal 

location.  The only site that meets all 

Stage 3 The Application Site, the 

subject of this Call In 

Inquiry. 

the requirements of the Council’s Proposed Strategic Site 

EDNA in terms of direct access to the Allocation in Submission 

motorway network, meeting the Version of the Local Plan 



 
 
 

 
 

 

 

 

 

 

 

 

 

  

  

  

 

 

 

 

 

 

 

 

 

ASA 

ref 

no. 

(ASA 

2018) 

Site 

Address 

Indicative 

Site area 

(hectares) 

Summary of ASA (2018) 

Assessment 

Site 

Score, 

ASA 

(2018) 

Updates as at March 

2023 

Revised 

Score 

(Update 

ASA) 

Comments 

on scoring 

demand for a new strategic site along 

the M58 and being able to 

accommodate the full range of 

employment requirements within the 

borough. 

(Sept 2021) as part of South 

East Warrington 

Employment Area (SEWEA) 

allocation. 



 
 
 

 
 

  

 

 

 

 

 

  

 

  

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

  

 

 

 

 

Sites – Status Updates 

Table 2 - Additional Sites not previous considered through the ASA (2018) 

ASA Site Site Indicative Green Belt Site Status Updates as at March Update Comments on 

ref Address Location Site area 2023 ASA scoring March 2023 

no. (hectares) Assessment 

Score 

(March 

2023) 

11 Omega Within St 75.22ha Part Green Hybrid Planning Permission N/A Three of the four units 

West Helens Belt / Part (November 2021) (LPA Ref: associated with this site 

Authority allocated for P/2020/0061/HYBR, PINs Ref: are under construction 

Area. employment APP/H4315/V/20/3265899). and due for occupation 

development 

Full permission element is under 

during 2023 with known 

end users. 

construction - TJ Morris Ltd 

(trading as Home Bargains). The majority of this site 

is therefore no longer 



 
 
 

 
 

 

 

 

 

  

 

  

 

 

 

 

 

  

 

 

 

 

 

ASA Site Site Indicative Green Belt Site Status Updates as at March Update Comments on 

ref Address Location Site area 2023 ASA scoring March 2023 

no. (hectares) Assessment 

Score 

(March 

2023) 

Outline element - subsequent available to meet wider 

Reserved Matters for Units 2 and 3 market needs.  With a 

approved 01-7-2022 (LPA Ref: reserved matters 

P/2022/0091/RES and submission for the 

P/2022/0202/RES). Under fourth unit under 

construction with expectation to be consideration by St 

occupied during 2023.  Both have Helens Council, 

known occupiers, with Iceland Foods construction could 

being named for Unit 3.  commence by Q3 2023. 

Unit 4 is being marketed as ‘Omega 

400’ for 38,755 sqm / 417,155sqft, and 



 
 
 

 
 

 

 

 

 

  

 

  

 

 

 

 

 

 

  

 

  

ASA Site Site Indicative Green Belt Site Status Updates as at March Update Comments on 

ref Address Location Site area 2023 ASA scoring March 2023 

no. (hectares) Assessment 

Score 

(March 

2023) 

ready for development in Q3 2023.  A Individually, the 

Reserved Matters submission is remaining part of the 

currently under consideration by site (Unit 4) would not 

St Helens Council (Ref: be able to accommodate 

2023/0189/RES).  The brook diversion the full amount of 

required to accommodate Unit 4 is employment 

under construction (approved development proposed 

through Reserved Matters LPA Ref: for the Six 56 site. 

P2022/0748/RES in February 2023). 



 
 
 

 
 

 

 

 

 

  

 

  

 

 

 

 

 

 

 

 

ASA Site Site Indicative Green Belt Site Status Updates as at March Update Comments on 

ref Address Location Site area 2023 ASA scoring March 2023 

no. (hectares) Assessment 

Score 

(March 

2023) 

31.22ha of this site’s land is allocated 

for employment within St Helens 

adopted Local Plan (July 2022) and it 

is agreed through a Duty to 

Cooperate Agreement, that it is to 

contribute towards Warrington’s 

employment need. 

The remaining 44ha is Green Belt and 

no agreement has been reached 

between St Helens and Warrington 



 
 
 

 
 

 

 

 

 

  

 

  

 

 

 

 

 

  

 

 

  

 

 

 

 

ASA Site Site Indicative Green Belt Site Status Updates as at March Update Comments on 

ref Address Location Site area 2023 ASA scoring March 2023 

no. (hectares) Assessment 

Score 

(March 

2023) 

Councils to agree whether this is to 

meet either St Helen’s or 

Warrington’s employment need.  St 

Helens indicate that they will not be 

able to make a decision on this until 

the Liverpool City Region Spatial 

Development Strategy and its 

supporting evidence base is further 

advanced. 
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	Figure
	Figure
	Six 56 Site/ Employment Market Update 
	Six 56 Site/ Employment Market Update 
	Grade A Building Supply 
	Grade A Building Supply 
	My proof of evidence refers to there being 18 buildings either available or under construction. This has been reduced by one unit (Magnitude 149, Middlewich) which was under offer in my proof and has now been let to Jet 2. 
	The reduced supply is shown next to my table in my proof at 7.3 
	Type 
	Type 
	Type 
	No. of Units April 2023 
	No. of Units June 2023 

	Units under construction 
	Units under construction 
	7 
	117,642 sq. m. 
	7 
	117,642 sq. m. 

	New speculative build 
	New speculative build 
	6 
	150,013 sq. m. 
	5 
	136,171 sq. m. 

	Existing Grade A units 
	Existing Grade A units 
	5 
	58,168 sq. m 
	5 
	58,168 sq. m 

	Total 
	Total 
	18 
	325,823 sq. m 
	17 
	311,981 sq. m 



	Sites with Planning Consent – Outline or detail over 9,292 sq m (100,000 sq ft) 
	Sites with Planning Consent – Outline or detail over 9,292 sq m (100,000 sq ft) 
	I list the sites we are aware of that have been granted planning permission and  apologise for missing two sites off the schedule that was submitted in my evidence listed as Addendum sites 
	Property/Site 
	Property/Site 
	Property/Site 
	Authority 
	Unit Size (sq. m) 

	Former Cammell Laird, Campbelltown Road, Birkenhead 
	Former Cammell Laird, Campbelltown Road, Birkenhead 
	Wirral 
	46,040 sq m  
	Single unit with detailed consent 

	Vortex BP, Bridge Rd, Ellesmere Port 
	Vortex BP, Bridge Rd, Ellesmere Port 
	Cheshire West & Chester 
	9,944 sq m 
	Multi unit scheme totalling 19,516 sq m. A single unit of 9,944 sq m is planned. Detailed consent granted. 

	Chemie Pelzer Site, Speke Hall Ave Speke 
	Chemie Pelzer Site, Speke Hall Ave Speke 
	Liverpool City Council 
	18,584 sq m 
	Planning granted for 18,584 sq m single unit. 

	Three Sisters, Ince in Makerfield, Wigan 
	Three Sisters, Ince in Makerfield, Wigan 
	Wigan 
	15,892 sq m 
	A larger development of 58,086 sq m consisting of mid box and multi let units has been granted an OPP. The layout/scale plan shows a single unit of 15,892 sq m 

	Martland Park, Wigan 
	Martland Park, Wigan 
	Wigan 
	9,572 sq m 
	Outline consent granted for a single unit 

	Addendum Sites 
	Addendum Sites 

	X Dock 545, Gorsey Lane, Widnes 
	X Dock 545, Gorsey Lane, Widnes 
	Halton 
	50,650 sq m 
	Single unit with planning consent 

	Winsford Gateway 
	Winsford Gateway 
	Cheshire West and Chester 
	23,234 sq m 
	Planned as a several unit scheme but could build up to 23,224 sq m in a single unit 


	Other sites that have come to the Market 
	Other sites that have come to the Market 
	I am not aware of any additional sites that have come to the market, the Shearings/Custom site at Stretton will be marketed by Cushman & Wakefield later this year – the site is 2.95 ha and is irregular in shape but could fit a unit of c 9,292 sq m to 13,940 sq m.  
	See old aerial photo below 
	Figure
	Figure
	Figure
	Figure
	Langtree PP & Panattoni 
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	Figure
	1. Introduction 
	1. Introduction 
	1.1. This is an Update Alternative Sites Assessment (update ASA) to the original Alternative Sites Assessment (original ASA) (CD4.101) and is produced to support David Rolinson’s Planning Evidence for the Call-in Inquiry.  This relates to the Outline Planning Application (OPA) for a strategic employment development on land adjacent to Junction 20 of the M6 Motorway and Junction 9 of the M56 Motorway (known as Six 56 Warrington). 
	1.2. The original ASA (CD4.101) was produced to consider whether there were potential alternative sites that could accommodate the Application proposal in whole or part.  During the course of Warrington Council’s consideration of the OPA, updated details associated with the original ASA (2018) were provided in the Replacement Planning Statement (October 2021) (CD4.34). Given the time that has lapsed since the production of the original ASA (2018), and the Replacement Planning Statement (2021), this Update A
	1.3. This update ASA should therefore be read in conjunction with the original ASA (2018) (CD4.101) and the Replacement Planning Statement (October 2021) (CD4.34).  It has been prepared to review the following matters: 
	• 
	• 
	• 
	Whether the status or circumstances of any of the sites previously assessed has changed over the time that has lapsed;  

	• 
	• 
	Whether there are any new sites that need to be included in the update ASA. 


	1.4. This update ASA is undertaken in the context that the emerging Local Plan (Updated Proposed Submission Version Local Plan (UPSVLP) 2021–2038) 
	1.4. This update ASA is undertaken in the context that the emerging Local Plan (Updated Proposed Submission Version Local Plan (UPSVLP) 2021–2038) 
	(CD3.1) identified three strategic sites for employment allocation – the South East Warrington Employment Area (SEWEA) (which includes the Application Site -Six56), Fiddlers Ferry and Omega West (See Appendix 1 for site location plan).  The SEWEA (including the Application Site - Six 56) and Omega West are within the Green Belt.  The employment development at Fiddlers Ferry is previously developed non-Green Belt land, however it requires new residential development within the Green Belt to cross fund / enab

	Figure
	1.5. The Application proposals were considered in the context of the emerging Local Plan which has identified the Application Site as part of a draft employment allocation (SEWEA) to be removed from Green Belt.  The emerging Local Plan evidence base includes the Warrington Green Belt Review in 2021 (CD4.99), the Warrington Economic Development Needs Assessment (EDNA August 2021) (CD4.93), along with further site-specific documents. This Update ASA therefore has had regard to the approach taken in these docu
	Figure

	2. Methodology 
	2. Methodology 
	Approach 
	2.1. The original ASA (2018) considered the potential for alternative sites to accommodate a new logistics park to meet the employment needs of Warrington. This update ASA Statement utilises the same methodology as the original ASA (2018), which includes the scope for disaggregation, area of study, consideration of potential sites and the three-stage assessment of sites (see original ASA (2018) CD4.101 for the full methodology). 
	2.2. The summary table at Appendix 2 provides a full summary of the current position of the sites considered within the original ASA (2018) to confirm any changes in circumstances.  
	2.3. One new site - Omega West (located within St Helens’ authority area) has been identified for consideration, given its proposed allocation for strategic employment in the emerging local plan. 
	2.4. The assessment for the original ASA (2018) takes a series of stages.  
	2.4. The assessment for the original ASA (2018) takes a series of stages.  
	2.5. Stage 1 is to establish whether the identified sites meet the minimum requirements for logistics development, namely proximity to the motorway network, good access to this via A roads, public transport connectivity and ability to mitigate for sensitive uses where these are present.  This is not considered to have changed in the time that has passed since the production of the original ASA (2018) and as such is not reassessed in this update ASA. Fiddlers Ferry was dismissed at this stage of the original
	2.5. Stage 1 is to establish whether the identified sites meet the minimum requirements for logistics development, namely proximity to the motorway network, good access to this via A roads, public transport connectivity and ability to mitigate for sensitive uses where these are present.  This is not considered to have changed in the time that has passed since the production of the original ASA (2018) and as such is not reassessed in this update ASA. Fiddlers Ferry was dismissed at this stage of the original
	this Update ASA Statement and incorporates details from the Replacement Planning Statement produced in 2021.  

	Figure
	2.6. Stage 2 then considers a range of additional factors to establish the suitability of a site for logistics development such as site shape and proximity to workforce.  These factors are not considered to have changed in the time that has passed since the production of the original ASA (2018) and as such are not reassessed in this update ASA. 
	2.7. Stage 3 then assessed the remaining sites and considered the approach taken by the emerging Local Plan and Green Belt Assessment (2016 and 2017).  The Stage 3 Green Belt Assessment has therefore been reviewed as part of this update ASA to ascertain whether the updated Green Belt Assessment (2021) that form the basis of the local plan evidence base have any effect on the assessment and conclusions derived in the original ASA (2018).  The status of each of the sites have also been reviewed and any releva
	Figure


	3. Assessment 
	3. Assessment 
	Identification of Stages 
	3.1. In line with the above methodology, a total of 9 sites had been identified in the original ASA (2018) (CD4.101), of which 7 progressed to Stage 2 of the Assessment and also to Stage 3 of the Assessment. The 9 sites are set out in the table below, and a Plan showing the location of all the sites is included at Appendix 1: 
	Site Ref 
	Site Ref 
	Site Ref 
	Site Address 
	Size (Ha) 

	1. 
	1. 
	Omega North Extension.  
	13.5 ha 

	2. 
	2. 
	Burtonwood Brewery & White House Farm 
	4.22 ha 

	3. 
	3. 
	Port Warrington 
	74.19 ha 

	4. 
	4. 
	Land North of Barley Castle Lane, Appleton (Stobart’s proposed NDC site) 
	15.3 ha 

	5. 
	5. 
	Land at Barley Castle Farm. (8.69 ha) Land at E end of Barleycastle Lane (North Parcel).  Land at E end of Barleycastle Lane (South Parcel). *These sites are considered as one consistent with the emerging Local Plan 
	19.64 ha 

	6. 
	6. 
	Land South of Barley Castle Lane Land at Barley Castle Lane (0.5 ha) *These sites are considered as one consistent with the emerging Local Plan 
	9.97 ha 

	7. 
	7. 
	Omega South Plot 7E (Mount Park) / Omega South Plot 7F (Mount Park) Comprising: Unit 2 136,963 ft² (completed Dec 2018) Unit 3 90,771 ft² (completed Dec 2018) Unit 4 183,669 ft² (to be completed by Feb 2019) 
	18.27 ha 

	8. 
	8. 
	Omega South Zone 1B 
	17.99 ha 

	9. 
	9. 
	Fiddlers Ferry Power Station *includes main power station, ash lagoons, rail sidings, pump house and agricultural land 
	330 ha 

	10. 
	10. 
	Six 56, Warrington (the Application Site) 
	96 ha 


	Figure
	Table 1: Location of Sites 
	3.2. The summary table at Appendix 2 provides a full summary of the current status of the sites taken to the Stage 3 assessment (i.e. sites 1, 4 5, 6, 7, 8 and 10). 
	3.3. In addition, Appendix 2 considers Omega West in detail as the only new sites to be considered.  This site is identified in the table below and shown on the plan at Appendix 1 as site 11: 
	Site Ref 
	Site Ref 
	Site Ref 
	Site Address 
	Size (Ha) 

	11. 
	11. 
	Omega West 
	75.22 ha 


	Table 2: Location of New Site 
	3.4. This assessment concludes that three of the four units are under construction with named end users expected to be occupied during 2023. These are therefore already “committed” and no longer available as a comparative site to the Application proposal.  The fourth unit is the subject of a reserved matters application by St Helens Council, with marketing material suggesting this is available for construction in Q3 2023.  A brook diversion required to facilitate the delivery of this unit is already in cons
	Stage 1 and 2 Assessment 
	3.5. As detailed within Section 2: Methodology, the assessment of Stages 1 and 2 for sites included within the original ASA (2018) have not been revisited, and as such the assessment within paragraphs 3.6 to 3.8 of the original ASA (2018) 
	3.5. As detailed within Section 2: Methodology, the assessment of Stages 1 and 2 for sites included within the original ASA (2018) have not been revisited, and as such the assessment within paragraphs 3.6 to 3.8 of the original ASA (2018) 
	remains relevant to the assessment of alternative sites. This is with the exception of Fiddlers Ferry which is given further consideration below, due to its proposed allocation as a strategic employment site within the emerging local plan. 

	Figure
	Fiddlers Ferry 
	3.6. The current Fiddlers Ferry Power Station is identified within the Warrington Core Strategy (Adopted July 2014) as Policy PV2: Fiddlers Ferry (CD2.1).  The main Fiddlers Ferry Power Station site is not within the Green Belt, however, the policy specifies that any additional land required within the Green Belt would be considered against national Green Belt policy. 
	3.7. The site at the former Fiddlers Ferry Power Station is allocated in the emerging Warrington Local Plan 2021-2038 as a mixed use employment and housing site through Policy MD3.1 (CD3.1). The site is anticipated to deliver 101ha of employment land and a minimum of 1,310 homes. 
	3.8. Policy MD3.1 identifies that 82ha of land from the Green Belt will be removed to accommodate the new housing areas of the site.  The additional land for residential use is justified to facilitate the redevelopment of the Fiddlers Ferry Power Station site for employment. The Statement of Common Ground between Warrington Borough Council and Peel L&P (Holdings) UK Ltd (SG02: August 2022) (CD4.134) states in paragraph 3.21: 
	“Phase 1 – Full Scheme Appraisal: Commercial Only (Appendix 3): This appraisal is based on assessing the full quantum of commercial development which is proposed to come forward on Phase 1 of the development area (land to the north of the railway line), but excludes the proposed residential development on the agricultural 
	“Phase 1 – Full Scheme Appraisal: Commercial Only (Appendix 3): This appraisal is based on assessing the full quantum of commercial development which is proposed to come forward on Phase 1 of the development area (land to the north of the railway line), but excludes the proposed residential development on the agricultural 
	land. This appraisal retains the same demolition, remediation, commercial abnormal costs and strategic infrastructure cost assumptions as the full phase appraisal other than the residential S106 contributions which are excluded. .” 
	This appraisal demonstrates that the commercial development alone is not sufficiently viable to crosssubsidise the upfront demolition and remediation costs, as the residual land value – whilst still comfortably positive at c. £22m – does not exceed the BLV. This appraisal therefore demonstrates that the residential element of the scheme is required to generate the additional upfront surplus to cross-subsidise the demolition and remediation costs early in the development period
	-



	Figure
	3.9. This demonstrates and confirms that part of the ‘exceptional circumstances’ for the residential element of the scheme is to cross subsidise the employment part of the scheme for viability reasons. It also confirms that this residential element is required “” to cross-subsidise the demolition and remediation costs. This demonstrates that the value from the residential development which lies within the Green Belt is required to fund the demolition and remediation. This will have implications upon the del
	to generate upfront surplus..

	3.10. The Local Plan Green Belt Assessment (August 2021) (CD4.99) highlights that the northern section of the site makes a ‘strong’ contribution to Green Belt ‘purposes’ and the southern section makes a ‘moderate’ contribution to Green Belt ‘purposes’. 
	3.11. The Warrington Economic Development Needs Assessment (EDNA, August 2021) (CD4.93) states in Table 14 (page 99): 
	Figure
	“Located some five miles from the M62, Fiddlers Ferry would struggle to compete for major requirements with nearby locations which enjoy direct motorway access, including Six56, a western expansion of Omega and other schemes proposed in St Helens. 
	It is likely that the employment uses will be dependent on the housing to provide an element of cross funding, particularly to support the large site clearance and remediation costs.  Thus regardless of the stated masterplan timetable, it is likely that at least some of the housing will need to be developed before the employment and that the wider scheme will not be viable without a certain quantum of housing.  As the housing is to be developed on Green Belt, releasing the Green Belt will likely be key to d
	3.12. In relation to deliverability the EDNA considers that  
	“the site has good A-Road access but its distance from the M62 makes it less desirable to major logistic occupiers than other locations which enjoy direct motorway access.  This weaker position will likely have some impacts on the speed at which B2/B8 options are taken up but may mean that demand from local firms outweighs demand from strategic businesses. Given the constraints on demand and the time could take to fully decommission and clear the power station, it is unlikely the employment site will be ful
	3.13. The EDNA therefore grades Fiddlers Ferry as A-/B-, which is a constrained site with a range of constraints needing to be addressed, which is alongside a number of sites sitting in fourth place in relation to ranking of sites in the EDNA. 
	Figure
	3.14. Local Plan reference CD31 (CD4.135) is an updated note on the masterplan delivery programme. This shows demolition of the power station through to December 2026 with the employment coming forward in three phases with the first phase being delivered by September 2026, assuming a planning application is submitted in the autumn of 2022.  However, at present according to the Public Access System, no planning application has been submitted for redevelopment.  A Screening Opinion was however sought in 2021 
	3.15. The programme assumes that each phase will come forward in a staged manner roughly two years apart with the third phase complete by March 2030. 
	3.16. The delivery programme assumes that planning permission for the northern parcel is granted by June 2024 and therefore that it commences delivery from July 2025 to July 2030. Given this application is yet to be submitted, it is reasonable to expect that these timescales will be delayed.  Similarly no residential application has been submitted to allow the cross enabling of the residential to fund the demolition and remediation for the employment scheme. 
	3.17. The EDNA (CD4.93) confirms in Table 14 (page 99) that:- 
	3.17. The EDNA (CD4.93) confirms in Table 14 (page 99) that:- 
	“It is noted that full decommissioning and clearance of the power station could take up to seven years from an approx. start date of spring 2020, based on experience elsewhere. Thus, to meet the 
	“It is noted that full decommissioning and clearance of the power station could take up to seven years from an approx. start date of spring 2020, based on experience elsewhere. Thus, to meet the 
	identified timetable it is assumed employment land will come forward on a phased basis, with the 56 ha Power Station Site possibly not fully available till 2027. If that proves the case, the masterplan assumption that the full completion of the employment land will occur by 2030 seems very ambitious, 
	with completion in the 2030s more likely”. 


	Figure
	3.18. The residential element of the site lies in the Green Belt and hence will require the completion of the Warrington Local Plan process to secure its allocation prior to the grant of planning permission for it. Funding from this element is required for demolition and remediation of the employment land and hence this is a precursor to delivery of the employment land. The timescales for delivery of the employment land set out in the EDNA (completion in the 2030s) therefore may be optimistic. 
	Stage 3: Assessment Against Green Belt Purposes 
	3.19. As shown in Appendix 2, Table 1, Omega North, Omega South and Omega South 1B are no longer available due to having secured planning permission and either being developed out and occupied, or in the final stages of construction.  As such, they have not been reconsidered through the Stage 3 Assessment as they are “committed” development rather than potential alternative sites to the Application proposal. 
	3.20. The additional new site to be considered through this Update ASA is Omega West. As shown in Appendix 2, Table 2, this site has three of the four units under construction (unit 1, 2 and 3) with known end users and these units are therefore already “committed” and no longer available as a comparative site to the Application proposal.  The fourth unit (unit 4) is currently being marketed as a unit of up to 417,144sqft (38,755sqm) being available for development from Q3 2023, with a reserved matters submi
	3.20. The additional new site to be considered through this Update ASA is Omega West. As shown in Appendix 2, Table 2, this site has three of the four units under construction (unit 1, 2 and 3) with known end users and these units are therefore already “committed” and no longer available as a comparative site to the Application proposal.  The fourth unit (unit 4) is currently being marketed as a unit of up to 417,144sqft (38,755sqm) being available for development from Q3 2023, with a reserved matters submi
	consideration by St Helens Council. Furthermore, construction is underway for a brook diversion required to enable the construction of unit 4.  However, this is a single unit and could not accommodate the full amount of development proposed at the Application proposal and as such is not considered further. The Plan extract below shows the units: 

	Figure
	Figure
	Figure 1: Omega West (extract from Omega Masterplan) 
	Figure
	3.21. The remaining four sites have however been reconsidered against the criteria identified in Stage 3 of the methodology, taking account of the updated Green Belt Sites Selection Report (August 2021) and scored as follows: 
	Site Address 
	Site Address 
	Site Address 
	Green Belt Purpose 
	Score 

	1 
	1 
	2 
	3 
	4 
	5 

	1 
	1 
	Omega North  
	N/A 

	4 
	4 
	Land at Barley Castle Lane 

	5 
	5 
	Land South of Barley Castle Farm. 

	6 
	6 
	Land South of Barley Castle Lane 

	7 
	7 
	Omega South 
	N/A 

	8 
	8 
	Omega South Zone 1B 
	N/A 

	10 
	10 
	Six 56 Warrington 


	Table 3: Stage 3 Assessment 
	3.22. The results of Stage 3 indicate that of the four sites that were taken through to this stage for re-assessment, all of them scored sufficiently to be taken forward to a further level of scrutiny (all scored amber or neutral). It is therefore considered worthwhile considering these sites in more detail against the Warrington EDNA (2021) (CD4.93) and Green Belt Review (2021) (CD4.99). Whist NPPF (21) has been updated since the original ASA, it still states that (planning) decisions should help create th
	Figure
	different sectors which includes… storage and distribution operations at a variety of scales and in suitably accessible locations.” 
	3.23. The EDNA (2021) (CD4.93) recognises the part Covid-19 has had in the growth of e-commerce, which already had a strong logistics market, with record take up for B8 in 2020, 95% of which was in the big shed market. However it does note that the North West lacks the supply of sites to fully capitalise on the growth. 
	3.24. The EDNA identifies the Application Site (Six56) as  as it considered the site to have limited constraints and could be made available almost immediately, subject to planning.  This is the only site that receives this ranking within the EDNA and is identified as Option One for an employment site in the EDNA recommendations. 
	A+ grade

	3.25. If the Secretary of State grants planning permission for the Application proposal towards the end of 2023, reserved matters applications and condition discharges could be progressing during 2024 to allow enabling works to commence at the end of 2024. This would facilitate delivery of the employment units between 2025 and 2031.  
	3.26. As set out within the original ASA (2018), Sites 4, 5 and 6 (Barley Castle) do not benefit from immediate access to the motorway and therefore would be considered a secondary location in this respect.  However these sites can be accessed from the motorway network without the need for vehicles to pass through any built-up residential areas.  Therefore, it considered that the issue of lack of direct access to the motorway could be mitigated by improving the local highway network, especially as part of t
	3.26. As set out within the original ASA (2018), Sites 4, 5 and 6 (Barley Castle) do not benefit from immediate access to the motorway and therefore would be considered a secondary location in this respect.  However these sites can be accessed from the motorway network without the need for vehicles to pass through any built-up residential areas.  Therefore, it considered that the issue of lack of direct access to the motorway could be mitigated by improving the local highway network, especially as part of t
	to be relatively unconstrained and could be brought forward immediately, subject to planning.  But these sites, either individually or as a whole, could not accommodate the full amount of development proposed at Application proposal. These sites are identified as Option Two in the EDNA recommendations. 

	Figure
	3.27. The updated Green Belt Assessment (2021) (CD4.99) confirms that the removal of the SEWEA will not harm the overall function and integrity of the Green Belt in the area and is suitable for release to meet the critical need for employment land in the area. It states: 
	“The sites which comprise this allocation made a weak, moderate and strong contribution to Green Belt purposes. Development of this allocation would result in some encroachment into the countryside however development would not represent unrestricted sprawl as it would be reasonably contained and well defined along strong permanent boundaries to the north, east and south (the M6, M56 and the B5356). The remaining surrounding Green Belt could continue to perform its Green Belt function. The removal of this s
	3.28. As noted within the Council’s Green Belt Assessment the new Green Belt boundary is along strong defined long term and permanent boundaries, in accordance with national policy and guidance. The SEWEA is therefore a suitable site to be released to meet the critical need for employment land in the area. 
	Figure
	3.29. The EDNA confirms that the available land at Omega could be taken up within one year. The Omega West draft allocation site comprises 31.22ha which although in St Helens, has been agreed to count towards Warrington’s employment needs. The remaining 44ha is in the Green Belt and is not however currently accounted for in either Warrington or St Helens’ requirements. 
	3.30. In conclusion, the Application Site is the highest ranked site in the EDNA (CD4.93) in terms of meeting market needs and delivery. It can therefore meet the short and medium term employment (especially logistics) requirements. The Omega South and Omega South Zone 1B are built out and occupied, so “committed”. The Omega West site has three out of the four units under construction and therefore these are already “committed” and is no longer available as a comparative site to the Application proposal. Th
	3.31. Nevertheless, the Submission Draft Local Plan (CD3.1) makes clear it will be necessary to bring forward all the sites considered within the third part of the assessment to meet the employment land requirement within the borough over the plan period. 
	Figure
	4. Conclusions 
	4.1. In conclusion, the original Alternative Sites Assessment (2018) (CD4.101) and this update ASA has considered whether development that is being proposed at the Application Site (Six56) could be accommodated on a more suitable site either within or outside of the Green Belt. 
	4.2. The update ASA has demonstrated that a number of sites at Omega have been developed and are now occupied or are in the process of being delivered for named end occupiers. The new Omega West site has three of the four units are under construction with named end users expected to be occupied during 2023.  These are therefore already “committed” and no longer available as a comparative site to the Application proposal.  The fourth unit is the subject of a reserved matters application by St Helens Council,
	4.3. There are therefore three remaining areas that have been considered through this update ASA.  These are Fiddlers Ferry (site 9), sites at Barleycastle (sites 4, 5 and 6) and the Application Site (Six 56) (site 10).   
	4.4. Whilst Fiddlers Ferry was discounted at Stage 1 of the original ASA (2018) it has been considered further in this update ASA due to it being identified as one of the three proposed strategic employment site allocations within the Submission Draft Local Plan (CD3.1) and it is identified as a potential site for allocation within the EDNA (CD4.93).  The EDNA grades Fiddlers Ferry as A/B- as whilst the employment would be on previously developed land and has good A-Road access, it is distant from the Motor
	4.4. Whilst Fiddlers Ferry was discounted at Stage 1 of the original ASA (2018) it has been considered further in this update ASA due to it being identified as one of the three proposed strategic employment site allocations within the Submission Draft Local Plan (CD3.1) and it is identified as a potential site for allocation within the EDNA (CD4.93).  The EDNA grades Fiddlers Ferry as A/B- as whilst the employment would be on previously developed land and has good A-Road access, it is distant from the Motor
	-

	desirable for logistics, which may affect its rate of delivery. The employment delivery also requires cross enabling by residential development, that is currently located within the Green Belt. Whilst the promotor’s delivery programme suggests the first phase (1.35msqft) of employment coming forward in September 2026, this assumed a planning application would have been submitted in autumn of 2022, which has not yet occurred. The site specific and policy constraints mean that it would only be available to me

	Figure
	4.5. The Barleycastle sites (which are considered as six sites within the EDNA), are graded as A+/B+ or B+ within the EDNA (CD4.93).  The EDNA considered them be relatively unconstrained and that they could be brought forward immediately, subject to planning, but these sites, either individually, or as a whole could not accommodate the full amount of development proposed at the Application Site (Six 56) and they don’t rank as highly in the EDNA as the Application site. The Barleycastle sites are identified 
	4.6. The Application site (Six 56) is the only site with the highest grading within the EDNA (CD4.93), with A+ grade.  This was as a result of it having limited constraints, good accessibility to the motorways and that it could be made available almost immediately, subject to planning (i.e. this Call-In Inquiry).  This site is identified as Option One in the EDNA recommendations.  If the Secretary of State grants planning permission for the Application proposal towards the end of 2023, reserved matters appl
	Figure
	4.7. Both the original ASA (2018) and this update ASA have concluded that there are no sites that are suitable for either the development as a whole, or indeed its component parts (scope for disaggregation). The Council’s EDNA (CD4.93) and Submission Draft Local Plan show that:- 
	• 
	• 
	• 
	The scale of employment and logistics need has been evidenced and quantified; 

	• 
	• 
	The urban capacity to meet this need has been assessed; 

	• 
	• 
	That additional land is required to meet the need and that this land must be found from within the Green Belt; and 

	• 
	• 
	That the Application Site is the preferred location to meet the need for B8 development. 


	4.8. The original ASA (2018) and this update ASA have concluded that: 
	• 
	• 
	• 
	The ASA methodology remains robust. 

	• 
	• 
	The only new site for consideration as part of the update ASA is Omega West, which has three out of the four units being delivered and expected to be occupied during 2023. The fourth unit is currently the subject of a reserved matters under consideration by St Helens Council and as such could be under construction later in 2023, with the brook diversion required to accommodate this unit already under construction. As such there is limited availability remaining at Omega West, and could not deliver the level

	• 
	• 
	The other Omega sites (Omega South and Omega South Zone 1B) have now been delivered and as such, are no longer available. 

	• 
	• 
	The only non-Green Belt site capable of meeting some employment development is Fiddlers Ferry, however, this requires residential development in the Green Belt to cross enable the delivery of the employment development, due to the high costs of demolition and remediation of the former power station site.  Furthermore, this site is more remote from the motorways to render it a less preferrable option for logistics developers and more likely to meet local needs.    

	• 
	• 
	The Application Site (Six 56) performs best within the Council’s EDNA and its Green Belt review confirms the site is a suitable site to be released to meet the critical need for employment land in the area.  

	• 
	• 
	There are no sites that are suitable to accommodate either the development as a whole, or indeed its component parts (scope for disaggregation) on land outside of the Green Belt within Warrington or within the current Warrington Green Belt. 
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	5. Appendices 
	5. Appendices 
	Appendix 1 – Plan of Identified Sites 

	Figure
	Figure
	Appendix 1 – Key 
	Sites considered within the original ASA (2018): 
	Site Ref 
	Site Ref 
	Site Ref 
	Site Address 
	Size (Ha) 

	1 
	1 
	Omega North Extension 
	13.5 

	2 
	2 
	Burtonwood Brewery & White House Farm 
	4.22 

	3 
	3 
	Port Warrington  
	74.19 

	4 
	4 
	Land at Barley Castle Lane, Appleton 
	15.3 

	5 
	5 
	Land South of Barley Castle Farm (including land at the east end of Barleycastle Lane) 
	19.64 

	6 
	6 
	Land South of Barley Castle Lane 
	9.97 

	7 
	7 
	Omega South 
	18.27 

	8 
	8 
	Omega South Zone 1B 
	17.99 

	9 
	9 
	Fiddlers Ferry Station  
	330 

	10 
	10 
	Six 56, Warrington  
	97 


	Additional sites considered in this ASA Update Statement: 
	Site Ref 
	Site Ref 
	Site Ref 
	Site Address 
	Size (Ha) 

	11 
	11 
	Omega West 
	75.22 
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	Appendix 2 – Summary Tables 
	Figure
	Appendix 2 Table 1 - Update for Sites within the update ASA (Stage 3 sites) that were previously considered in original ASA (2018)  
	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
	Score, 
	2023 
	Score 
	on scoring 

	no. 
	no. 
	(hectares) 
	ASA 
	(Update 

	(ASA 
	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	1 
	1 
	Omega North 
	13.5ha 
	This site would not be able to accommodate the full amount of 
	Stage 3 
	Substantially completed. 
	N/A 
	Site no longer available. 

	TR
	Extension 
	employment development proposed for the Six 56 site. 

	4 
	4 
	Land at 
	15.3ha 
	The site does not benefit from 
	Stage 3 
	Dismissed at Appeal (LPA 

	TR
	Barley 
	immediate access to the motorway and 
	Ref: 2017/31757 / PINs Ref; 

	TR
	Castle Lane 
	therefore would be considered a 
	APP/M0655/W/19/3222603) 


	Figure
	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
	Score, 
	2023 
	Score 
	on scoring 

	no. 
	no. 
	(hectares) 
	ASA 
	(Update 

	(ASA 
	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	TR
	secondary location in this respect.  However this site can be accessed from the motorway network without the need for vehicles to pass through any built-up residential areas.  Therefore, it was considered that the issue of lack of direct access to the motorway could be mitigated by improving the local highway network, especially as part of the comprehensive Garden Suburb proposal. 
	for Green Belt reasons rather than any evidence of a lack of demand.  Proposed Strategic Site Allocation in Submission Version of the Local Plan (Sept 2021) as part of South East Warrington Employment Area (SEWEA) allocation. 
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	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
	Score, 
	2023 
	Score 
	on scoring 

	no. 
	no. 
	(hectares) 
	ASA 
	(Update 

	(ASA 
	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	TR
	Individually, this site would not be able 

	TR
	to accommodate the full amount of 

	TR
	employment development proposed for 

	TR
	the Six 56 site. 

	TR
	This site was for a specific end user, for 

	TR
	which the application was the subject of 

	TR
	a planning appeal.  The site was 

	TR
	therefore not considered available. 

	5 
	5 
	Land South of Barley 
	19.64ha 
	The site does not benefit from immediate access to the motorway and 
	Stage 3 
	Proposed Strategic Site Allocation in Submission 

	TR
	Castle 
	therefore would be considered a 
	Version of the Local Plan 

	TR
	Farm 
	secondary location in this respect.  
	(Sept 2021) as part of South 
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	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
	Score, 
	2023 
	Score 
	on scoring 

	no. 
	no. 
	(hectares) 
	ASA 
	(Update 

	(ASA 
	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	TR
	However this site can be accessed from the motorway network without the need for vehicles to pass through any built-up residential areas.  Therefore, it was considered that the issue of lack of direct access to the motorway could be mitigated by improving the local highway network, especially as part of the comprehensive Garden Suburb proposal. 
	East Warrington Employment Area (SEWEA) allocation. 


	Figure
	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
	Score, 
	2023 
	Score 
	on scoring 

	no. 
	no. 
	(hectares) 
	ASA 
	(Update 

	(ASA 
	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	TR
	Individually, this site would not be able 

	TR
	to accommodate the full amount of 

	TR
	employment development proposed for 

	TR
	the Six 56 site. 

	6 
	6 
	Land South of Barley 
	9.97ha 
	The site does not benefit from immediate access to the motorway and 
	Stage 3 
	Proposed Strategic Site Allocation in Submission 

	TR
	Castle Lane 
	therefore would be considered a 
	Version of the Local Plan 

	TR
	secondary location in this respect.  
	(Sept 2021) as part of South 

	TR
	However this site can be accessed from 
	East Warrington 

	TR
	the motorway network without the 
	Employment Area (SEWEA) 

	TR
	need for vehicles to pass through any 
	allocation. 

	TR
	built-up residential areas.  Therefore, it 
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	ASA 
	ASA 
	ASA 
	Site 
	Indicative 
	Summary of ASA (2018) 
	Site 
	Updates as at March 
	Revised 
	Comments 

	ref 
	ref 
	Address 
	Site area 
	Assessment 
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	(ASA 
	(2018) 
	ASA) 

	2018) 
	2018) 

	TR
	was considered that the issue of lack of direct access to the motorway could be mitigated by improving the local highway network, especially as part of the comprehensive Garden Suburb proposal. Individually, this site would not be able to accommodate the full amount of employment development proposed for the Six 56 site. 
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	7 
	7 
	Omega 
	18.27ha 
	N/A 
	Completed and occupied by 
	N/A 
	Site no longer 

	TR
	South (Plot 
	Jung Heinrich, the Delivery 
	available. 

	TR
	7E and 7F) 
	Group and Royal Mail 

	8 
	8 
	Omega 
	17.99ha 
	N/A 
	Completed and occupied, 
	N/A 
	Site no longer 

	TR
	South Zone 
	includes Gousto and 
	available. 

	TR
	1B 
	Amazon. 

	10 
	10 
	Six 56 Warrington 
	96ha 
	The Site has direct access to the motorway network and is an optimal location.  The only site that meets all 
	Stage 3 
	The Application Site, the subject of this Call In Inquiry. 

	TR
	the requirements of the Council’s 
	Proposed Strategic Site 

	TR
	EDNA in terms of direct access to the 
	Allocation in Submission 

	TR
	motorway network, meeting the 
	Version of the Local Plan 
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	TR
	demand for a new strategic site along the M58 and being able to accommodate the full range of employment requirements within the borough. 
	(Sept 2021) as part of South East Warrington Employment Area (SEWEA) allocation. 
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	Sites – Status Updates Table 2 - Additional Sites not previous considered through the ASA (2018) 
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	TR
	(March 

	TR
	2023) 

	11 
	11 
	Omega 
	Within St 
	75.22ha 
	Part Green 
	Hybrid Planning Permission 
	N/A 
	Three of the four units 

	TR
	West 
	Helens 
	Belt / Part 
	(November 2021) (LPA Ref: 
	associated with this site 

	TR
	Authority 
	allocated for 
	P/2020/0061/HYBR, PINs Ref: 
	are under construction 

	TR
	Area. 
	employment 
	APP/H4315/V/20/3265899). 
	and due for occupation 

	TR
	development 
	Full permission element is under 
	during 2023 with known end users. 

	TR
	construction - TJ Morris Ltd 

	TR
	(trading as Home Bargains). 
	The majority of this site 

	TR
	is therefore no longer 
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	TR
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	TR
	(March 2023) 

	TR
	Outline element - subsequent 
	available to meet wider 

	TR
	Reserved Matters for Units 2 and 3 
	market needs.  With a 

	TR
	approved 01-7-2022 (LPA Ref: 
	reserved matters 

	TR
	P/2022/0091/RES and 
	submission for the 

	TR
	P/2022/0202/RES). Under 
	fourth unit under 

	TR
	construction with expectation to be 
	consideration by St 

	TR
	occupied during 2023.  Both have 
	Helens Council, 

	TR
	known occupiers, with Iceland Foods 
	construction could 

	TR
	being named for Unit 3.  
	commence by Q3 2023. 

	TR
	Unit 4 is being marketed as ‘Omega 

	TR
	400’ for 38,755 sqm / 417,155sqft, and 
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	TR
	Score 

	TR
	(March 2023) 

	TR
	ready for development in Q3 2023. A 
	Individually, the 

	TR
	Reserved Matters submission is 
	remaining part of the 

	TR
	currently under consideration by 
	site (Unit 4) would not 

	TR
	St Helens Council (Ref: 
	be able to accommodate 

	TR
	2023/0189/RES).  The brook diversion 
	the full amount of 

	TR
	required to accommodate Unit 4 is 
	employment 

	TR
	under construction (approved 
	development proposed 

	TR
	through Reserved Matters LPA Ref: 
	for the Six 56 site. 

	TR
	P2022/0748/RES in February 2023). 
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	TR
	31.22ha of this site’s land is allocated for employment within St Helens adopted Local Plan (July 2022) and it is agreed through a Duty to Cooperate Agreement, that it is to contribute towards Warrington’s employment need. The remaining 44ha is Green Belt and no agreement has been reached between St Helens and Warrington 
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	TR
	Councils to agree whether this is to meet either St Helen’s or Warrington’s employment need. St Helens indicate that they will not be able to make a decision on this until the Liverpool City Region Spatial Development Strategy and its supporting evidence base is further advanced. 








