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EXECUTIVE SUMMARY

Introduction

1) This study provides an assessment of the quantity and quality of employment land in four of
the Liverpool City Region local authority areas i Halton, Knowsley, Sefton and West
Lancashire.
2) Key tasks for the study, as set out in the consul
. To assess each local authorityés economy to inform the
employment land and premises to facilitate development and growth
. To review the current portfolio of employment land and premises within each local

authority area. Minimum threshold sizes of 0.125 ha (sites) and 250 sgqm (premises)
were set for Knowsley, Sefton and West Lancashire
. To recommend future all ocations of empl oy me
economic growth, and if appropriate identify existing employment sites which could be
transferred to other uses.

3) The study is to contribute to the development of spatial planning policies both at local and
strategic level. Its findings will be part of the evidence base for the new Local Development
Frameworks (LDFs) and sub-regional proposals relating to the Regional Spatial Strategy
(RSS).

Policy Context

4) In planning for employment land the four local authorities must conform to national and
regional guidance handed down from higher levels of government.

5) At national level, planning policy guidance notes and statements seek to assist local authority
policy makers. Key factors important in deciding on new employment land allocations in LDFs
are the provision of sufficient land to meet future business requirements; land readily capable
of development; sites well served by infrastructure; locations that are sustainable; connected
by public transport.

6) Regional policies have important implications for employment land. In terms of quantity RSS
at Policy W3, sets out employment land requirements by sub-regional area, through to 2021,
and proposes disaggregation to individual local authority area be addressed by the respective
sub-regions and 4NW.

7 In qualitative terms, an important and long standing regional objective is to restructure the
North West economy towards more productive economic, higher value, higher skilled,
activities. Employment land has a role to play in this restructuring by providing sites that are
attractive to high value sectors.

The Economy

8) The study area has a number of socio-economic issues. GVA per capita lags behind the
North West average, except in Halton. Manufacturing continues to provide a significant share
of employment in Halton, Knowsley and West Lancashire, with above regional and national
levels. The reverse is true for Sefton. In all four local authority areas job density figures are
below national and regional averages.

9) Self employment statistics present a contrasting picture for the study area. Sefton and West
Lancashire have above North West averages, whilst Halton and Knowsley are below. Apart
from West Lancashire, unemployment levels are high compared to the regional average.

10) There is much to do to raise business start-up levels. Only West Lancashire comes close to
the regional average. Knowsleyd s rate is | ess than half the UK av

11) All four local authority areas are in the upper half of the most deprived in England. Knowsley
is 5™; Halton 30™; Sefton 83" and West Lancashire 141°.
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12)

13)

14)

15)

16)

17)

18)

19)

20)

21)

22)

23)

The study area has proportionately more residents employed in low grade occupations
(especially in Knowsley), and less people employment in higher grade occupations, than in the
North West and Great Britain.

The local authorities published Sustainable Community Strategies seek to redress these
socio-economic issues. They target improved GVA per capita; higher levels of people in
employment; the generation of greater numbers of VAT business registrations; the delivery of
remediated employment land as well as more commercial floorspace.

During the course of this study the UK has entered recession. The depth is not known but it is
affecting the general economy and property market. Whilst the effects cannot be ignored in
the short term, this study is for the LDFs period to 2026. It therefore adopts a longer term
view, and although economic growth and property investment is presently constrained. It
should revert to longer term averages in the future.

Property Market Sectors
Offices

In concert with the economic structural shift towards service sector activity, the study area has
experienced a growing office market. This has seen some degree of development in each of
the four local authority areas, though the scale of provision varies considerably.

Sefton has a strong public sector occupier dominated town centre market in Bootle. But there
is concern about the large-scale level of outdated multi-storey offices stock.

In Halton the private sector has largely led the development of an out-of-town office parks
market, which is allied to the M56 motorway corridor.

Knowsley and West Lancashire have the smallest office markets, and as with Halton, these
are largely based on out-of-town parks. In Knowsley the concern is that there is only one
large prestige office development and this is controlled by a single developer. Opportunity and
choice is therefore constrained.

For the study area, office vacancy rates are 7.6 percent by floorspace and 10.4 percent by
number of premises. Sefton, with the largest stock has vacancy rates of no more than 4
percent. West Lancashire, with the least stock, has 11 percent of its floorspace vacant,
equating to 15.5 percent of its premises.

Industry and Warehousing

Manufacturing and distribution/logistics functions are important contributors to the economies
of all four local authorities. Demand continues and in terms of quality and quantity there are
perceived potential shortages of available, appropriate sites in Knowsley, Sefton and West
Lancashire.

Around 603,000 sgm of industrial floorspace is currently vacant i just over 10 percent of total
floorspace stock, and 8 percent of premises. All authorities but Sefton have rates at or above
the study area figures. Seftonds vacancy
percent.

The Port of Liverpool is a key economic driver, not only for the study area but also the whole
of the North West. However, it is increasingly constrained with insufficient land to meet
projected future needs. Further growth is likely to be difficult without a comprehensive
partnership approach between Peel and the public sector. This will include reconciling the
port-related functions such as container storage or warehousing, with local authority objectives
of improved environments and higher job creation activities.

Existing and Emerging Land Supply

Local authority databases indicate a headline supply figure of 161 sites totalling 507.42 ha.

S58(p)/Consultation Draft Report/May 2009/BE Group/Tel 01925 822112 2

rate

f



Halton, Knowsley, Sefton and West Lancashire
Employment Land Review

24)

25)

26)

27)

28)

29)

30)

31)

32)

33)

34)

35)

Halton has the most land (210.02 ha) and the most sites (62). West Lancashire has the
fewest sites (20) and the least land of the four areas (69.90 ha).

There are potential shortages when assessed against the known level of supply; historic take-
up trend data; economic forecasts and local authority aspirations for future economic growth.
Office land is lacking in Widnes, Knowsley and Skelmersdale. Industrial land is in short supply
in Runcorn. Both types of land are lacking in North Sefton and West Lancashire (outside
Skelmersdale).

Nevertheless all four local authority areas meet the RSS requirement of having at least 30
percent of the supply deemed as being available within 3 years.

All four local authorities are at risk of losing land from their headline land supply. For Halton
the loss is around 31 ha. For Sefton it is 13 ha and for West Lancashire the figure is 10 ha.
Knowsley is the least affected, less than 6 ha. Consequently the realistic land supply figure for
the study area reduces to 446.90 ha.

The vast majority of this available land supply represents undeveloped sites within the 93
employment areas assessed as part of this study. Assessment suggests there is some 360
ha of land associated with these areas with scope to recycle or intensify development, as part
of regeneration or remodelling opportunities. This is distributed across all four local authority
areas.

Both the SHLAA and Call For Sites processes demonstrate pressure for alternative higher
value uses on allocated employment sites and existing employment areas. This pressure
appears to be greatest in Sefton.

The assessment of sites put forward identifies scope for the release of employment land in all
four local authority areas. Some is already occurring through the grant of residential planning
consents. Much of the land that could be de-allocated relates to existing employment areas.

In Halton, Knowsley and West Lancashire the Call For Sites process has brought forward
potential employment areas that could deliver new allocations to meet need during the LDF
period. Most will however require removal from current Green Belt designations. For Sefton
the situation is one of defending the existing employment land resource.

Employment Land Forecasts

The different approaches used to quantify new employment land requirements produce
significantly varying results.

Oxford Economics6 f or ec arsupgly, projdtidns; employenéna decos
change and public sector economic development strategies, suggest a need of only 38 ha of
additional land for the whole of the study area, over the LDFs period. This disguises
increased need for office and warehousing uses being offset by reduced need for
manufacturing.

The Oxford Economics forecasts represent the absolute minimum amount of land needed.
This is because they make no allowance for local market churn, nor the need for a choice of
sites and premises to offer sufficient opportunities for businesses at different stages of their life
cycle. Also the forecasts assume industry sectors which yield a forecasted negative
employment change will not generally form a need for additional land. Yet there will be
businesses in those sectors that will want more space.

The economic forecasts presume job floorspace densities and development ratios will remain
unchanged into the future. But, should employment densities fall due to productivity growth
within manufacturing, then a greater amount of manufacturing employment land will be
required.

Furthermore, for most locations in the study area new office developments are being focused
in business parks, not town centres. This means floorspace and site densities will replicate
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36)

37)

38)

39)

40)

41)

42)

those existing development, rather than deviate from them.

Nor do the economic forecast figures have reference to the level and nature of existing
employment land supply.

In contrast the use of historic trend data projects a need for almost 300 ha in addition to the
2008 base supply figure of 507 ha. This includes the provision of a buffer of employment land,
which is additional to the indicative requirements identified from the forecast models. The
figure aligns with the RSS 20 percent buffer, in order to maintain a choice (by quality, size,
type and location) of sites on a continuing basis beyond the 2026 LDFs end date.

A caveat for rolling forward historic trends of take-up is that these may be skewed by
significant development levels in certain years. Whilst there is some evidence of particularly
productive years, and differing impacts at individual local authority area level, the study area
as a whole sees only a marginal difference in the annual take-up at short (5 years), medium
(10 years) and long term (16 years) trends. All are circa 37 ha per annum.

The undersupply of employment land in the study area more than doubles to over 650 ha
when RSS figures are disaggregated and adjusted to allow for a 2026, rather than 2001, end
date.

Conclusions
Economic Profile

In general the study area shows signs of below average economic performance, reflecting the
experience of the wider Liverpool City Region. In terms of economic activity there is a slightly
higher proportion of manufacturing employment than both the regional and national averages,
but significantly more in public administration, education and health.

There will be need to further diversify the local economies towards office and service-based
uses, in line with wider trends and forecast, if local employment is to be maintained. Also, a
need to respond to higher-level public sector agency plans and local initiatives, which are
seeking to directly address economic issues.

The study area figures mask contrasts at the level of the four local authority areas. Key ones
are summarised in Table ES1.

Table ES1 1 Economic Profile Contrasts at Local Authority Level

Topic Comment

Low Job Density Only Halton matches North West rate of 0.80. Others are lower
with Knowsley being only 0.64

Self Employment Rates Halton and Knowsley substantially below regional and national
averages. Sefton and West Lancashire are above regional
figure of 7.7 percent. West Lancashire also betters UK figure of
9.3 percent

Unemployment Rates West Lancashire at 2.5 percent is less than half the NW and UK
figures. Bleaker picture for the other areas, with Knowsley
having 8.3 percent rate

Business Start-Ups All lag NW and national rates. Knowsley figure of 17 is less than
half the national rate. West Lancashire performs best at 29
VAT registrations per 10,000 resident adults

VAT Stock Data West Lancashirebés ratio of 1:
matches the UK figure. Knowsley at 1:61 has the worst figure
in the NW

Economically Active Sefton and West Lancashire at or above NW 76.5 percent rate.

(proportion of working Halton and Knowsley are below

age population)

Indices of Multiple Knowsley is the 5" most deprived area in England. Halton is

Deprivation 30", Sefton is 83" and West Lancashire is 141%
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43)

44)

45)

46)

47)

48)

49)

50)

51)

52)

53)

Topic Comment

Working Age Population Over 26 percent in Knowsley lack qualifications. In Sefton it is
Qualifications 15 percent (slightly better than the NW 15.8 percent figure)
Employment Structure Manufacturing represents 22.2 percent in Knowsley but only 6.3

percent in Sefton. Halton and West Lancashire also exceed the
national average of 10.9 percent. Distribution and public
administration represent 64 p
For Halton the figure is only 40 percent

Source: BE Group 2009
Property Market Assessment

The industrial market is viewed as stronger than that for offices. Demand for industrial
premises is at a level almost twice that for offices. This is true for all four local authority areas.

The industrial market remains concentrated in the long established industrial areas (South
Sefton, Widnes, Knowsley Industrial and Business Parks) and the former New Towns of
Runcorn and Skelmersdale.

Whilst Halton (M56 corridor, Runcorn) and Sefton (Bootle town centre) have achieved critical
mass office markets, for Knowsley and West Lancashire there is still need to establish
stronger credentials.

A consistent theme of demand for industrial and office premises, and sites, is the emphasis on
the lower end of the size scale. Across the study area there is concern that more provision is
needed in terms of business incubation, managed workspace and grow on premises for start
up businesses.

Measured against a market equilibrium vacant property rate of 7.5 percent, all local authorities
but Sefton have an oversupply of both industrial and office properties. Sefton has current
vacant stock levels substantially below the equilibrium rate.

Current Land Availability

The current potential land resource amounts to 507.42 ha, located across 161 sites. Halton
and Knowsley each have more than one third of the sites, translating into the largest shares of
the available land. Halton has 41 percent, Knowsley 31 percent, with Sefton and West
Lancashire each having 14 percent of the supply.

60 percentofthesi t es are small, being |l ess than 2 ha

fall into this size bracket.

There is a good mix of office and industrial land across the study area, a reflection of the case
in each local authority area. Overall quality is good. Around 75 percent are relatively well
connected in terms of accessibility.

Only 16 percent of the land supply is currently being actively marketed. Another 12 percent is
assessed as available, but not marketed. Only Sefton has more readily available, than
unavailable land. The lack of available land is most acute in Halton and West Lancashire.

29 percent of the study areads sites (18 percent

and unavailable. This is due to retention of expansion land; being too costly to remediate;
already in use; aspirations for alternative uses. Excluding all but expansion land reduces the
supply figure to 446.90 h a . Al'l four areas are affected,
supply at risk.

93 established Employment Areas have been assessed as part of the review of land supply.
They total just under 3000 ha, with 14.6 percent (435.96 ha) still available and 12 percent
(361.85 ha) considered as appropriate for regeneration or remodelling. Almost half the latter
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54)

55)

56)

57)

58)

59)

60)

is in Halton. The remainder is distributed approximately equally between the other three local
authority areas.

The assessment has found that two Employment Areas and two Rural Employment Sites (all
in West Lancashire) and one Mixed Use Site (Sefton) are considered to be no longer fit for
purpose for employment use.

Providing For Structural Change

For Halton the sites portfolio is equipped (or in the case of Widnes Waterfront, being
transformed) to accommodate the Liverpool City region growth sectors. Knowsley needs to
continue remodelling Knowsley Industrial and Business Parks, and to bring forward a
successor to Kings Business Park, if it is to compete effectively in attracting investment from
the growth sectors.

The Dunningsbridge Road corridor regeneration in South Sefton is providing appropriate
opportunities. In North Sefton, Southport Business Park is geared to accommodating some of
the growth sectors, but there will be need for a successor site during the LDF period. If
suitable opportunities cannot be identified in east Southport, it may require delivery through
land in West Lancashire.

West Lancashire needs to have continuing site provision in Skelmersdale and Burscough if it
is to attract growth sectorsd investment.

Land Need Forecasts

The study area land requirements calculated from the different forecast models applied are set
out in Table ES2.

Table ES2 1 Land Need Forecasts i Alternative Models

Model Land Need 2008-2026 ha
Surplus (Deficit)
Headline Supply 2008 | Realistic Supply 2008
507.42 ha 446.90 ha

Trend Based Forecast of Land Take-up (297.70) (358.14)
Oxford Economics Forecast 38.04 38.04
RSS Forecasti 1 (*) (652.37) (740.58)
RSS Forecasti 2 (**) (705.16) (793.37)
Company Survey Impact (109.13) (197.34)

Source: BE Group 2009

* Reflects adjustment of actual take-up 2005-08 plus RSS Annual Take-Up Rate for 2021-26.
From Table 126

** Reflects adjustment of actual take-up 2005-08 plus Long Term Take-Up Rates uplifted in
line with RSS, for 2021-26. From Table 126

The global shortage from the trend based forecast, when broken down to individual local
authority area, shows that only Sefton does not have a significant potential shortfall.

The local authority area requirements have been adjusted to take account of known
intervention schemes; the implications of applying a market equilibrium rate of 7.5 percent to
the current industrial property vacancy rates; de-allocations proposed or required from the
Employment Areas assessment and review of the SHLAA/Call For Sites process. The
consequences are set out in Table ES3.
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61)

62)

63)

Table ES3 1 Trend Based Forecast of Land Take-up i Additions/Deductions Adjusted

Area Overall Land Additions (Deductions), ha Adjusted
Requirement (from Figure, ha
Table 132), ha
Halton +133.61 (17.37) Oversupply based on 7.5 +153.00

percent vacancy rate for
industrial property
22.76 Land lost to Gateway
Bridge development
14.00 Lostto Growth Point Bid
housing at Runcorn Docks
Knowsley +123.83 (21.77) Oversupply based on 7.5 +110.85
percent vacancy rate for
industrial property
8.79 De-allocations in south
Prescot Action Area
Sefton +7.66 5.34 Undersupply based on 7.5 +48.74
percent vacancy rate for
industrial property
28.98 Land lost to Newheartlands
HMR
6.47 Proposed De-allocations
from Employment Areas
Assessment
0.29 Proposed De-allocations
from CFS Assessment
West +93.04 (5.82) Oversupply based on 7.5 +93.09
Lancashire percent vacancy rate for
industrial property
5.87 Proposed De-allocations
from Employment Areas

Assessment

Source: BE Group 2009

All four local authorities need to replace any land lost to alternative uses, as well as expand
the overall supply of employment land over their LDF period. Sefton need to be cautious in
considering the release of sites, as recent take-up has been below the longer term trend, and
this has been influenced by the lack of viable opportunities rather than reduced demand.

The Employment Areas assessment has identified scope for regeneration or remodelling
across all four local authority areas. |If all the opportunities were capitalised on, then this

woul d meet 57 percent of Knowsl eyés and 55 perce
For Halton and Sefton the potential regeneration areas exceed the additional land

requirement.

The Call For Sites submissions include potential new allocations of a scale to address the

Knowsley and West Lancashire shortfalls. However, this will require amendments to existing

Green belt boundaries.

Recommendations

Employment Land Supply

Notwithstanding the wording of RSS Policy W3, Halton Borough Council should include the

3MG sites within its employment land portfolio, and formally notify 4NW of this. Also that this

is recognised in discussions relati nmggono Haltonbs

That the economic forecasts are not used as the basis for defining land provision for the LDFs
period, as in reality a much larger scale of employment land provision will be required to
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10.

11.

12.

ensure continuing economic restructuring and growth, and an appropriate sites portfolio,
particularly if the long term development rates are to continue into the future.

That the local authorities do not set RSS disaggregated figures as the basis for the LDFs
employment land forecasting, because of the challenging additional provision required. And
discussions with 4ANW commence urgently, as the figures would pose a serious challenge to
the evidence base that must support the LDF documents.

The local authorities adopt a realistic land supply figure a 446.90 ha as the April 2008 base
figure against which future adjustments and monitoring is made. This disaggregates to:
Halton 178.94 ha

Knowsley 151.14 ha
Sefton 57.36 ha
West Lancashire 59.46 ha

The local authorities maintain a buffer zone of at least four years historic take-up. This aligns
with Employment Land Review guidance for the need to allow scope for churn and to offer
range and choice. It also accords with RSS supply forecast calculations.

The local authorities adopt the worst case scenario, that all potential land losses identified in
the study actually do occur.

The regeneration/remodelling opportunities identified from the Employment Areas assessment
are used as the basis for future further investigation, encouragement and prioritisation to
ensure employment land provision is maintained.

Reflecting the current economic recession, but based on expectations that the economy will
recover by 2011, the employment land forecasts reflect a reduction of 80 percent in the take-
up rate for a three year period to 2011.

Additional employment land need reflects the trend based forecast of land take-up; includes a
20 percent buffer to allow for supply post 2026, and is adjusted to take account of known
intervention schemes. The study area total is therefore considered to be 405.23 ha, split to:
Halton 153.00 ha

Knowsley 110.85 ha
Sefton 48.29 ha
West Lancashire 93.09 ha

Existing employment land provision is rationalised by de-allocating 12 sites (10 Halton, 1 each
in Knowsley, and West Lancashire), now committed or approved for non-employment uses.
Also, two heavily constrained allocations in Halton should be re-assessed, and if found
unviable should also be de-allocated. These 14 sites are identified in Tables 137 and 138 of
the full report.

The four |l ocal authoritieso pl anning policy

empl oyment wuse, unless this fits with o&épol
is no longer considered fir for purpose.

From the SHLAA/Call For Sites submissions:

. Halton consider either or both the Manor Farm (Moore) and Marsh Gate Cottage
(Sandymoor) sites to expand Manor Park

. Halton undertaken detailed examination of the feasibility of bringing forward sites at
Rocksavage, Cholmondeley Road and Pavilions, Sandy Lane (all Runcorn)

. Knowsley considers the southward extension of Knowsley Business Park through
CFS submissions associated with Knowsley Lane and School Lane.

) Knowsley considers the allocation of land at Knowsley Land Farm as a successor site
for Kings Business Park

. Knowsley considers an area search for a substantial new B1, B2, B8 use site to the

north east of junction 6, M62 at Windy Arbor Road, Whiston

S58(p)/Consultation Draft Report/May 2009/BE Group/Tel 01925 822112 8
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13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

. Sefton strongly protect the existing land and premises resource, especially in North
Sefton where the shortages are most acute. None of the allocated employment sites
should be considered for alternative uses

) Sefton de-allocate those sites in employment areas identified at paragraph 11.44 of
the report

. West Lancashire carry out detailed examination of five areas of search identified at
Burscough Industrial Estate; Stanley Industrial Estate; Banks; Scarisbrick and
Tarleton.

All four local authorities should review their employment land portfolio at intervals of three
years.

Spatial Implications

All four local authorities make provision for more quality employment land to deliver the sites
and premises to accommodate the economic shift towards office and service-based uses.
Theseshouldbe primarily |l ocated i n pulatoncentresdy ar

Peel Ports, Sefton, Liverpool and Knowsley collectively address the spatial and planning policy
issues that are constraining future growth of the port and its function as a key regional
economic driver.

Halton pursue the production of port masterplans for Runcorn Docks and Port Weston, to
establish the extent of landholdings to be protected for port-related activity, before further
decisions are made on the release of sites to other uses.

Planning policy adopts a twin track approach that continues to facilitate new office
development at established and/or sustainable out of centre locations, as well as in town
centre locations. In doing so the local authorities are recognising that office based activity
comprises requirements that do not fit to a single location solution.

In response to the shortage of employment land and premises in North Sefton, Sefton should

through its planning policy presume to retai

areas in Southport, particularly East Birkdale. Although individually small, collectively they
provide an important economic resource. Sefton will have to balance this against conflicting
pressures of the contribution to the longer term housing supply, as it takes forward its Core
Strategy.

Sefton ensures a balanced approach with employment opportunities protected in the HMRI
area for the existing and new population. This will ensure HMRI communities are
economically viable and sustainable.

All four local authorities consider the following approaches to ensure there is continuing
employment land provision:

. Work with other public sector agencies who have employment land holdings, to set a
programme for bringing these to the market in a remediated condition
. Where justified, allow mixed-use development to fill the financial gap created by

reduced public sector grant provision.

Knowsley and West Lancashire should re-examine the justification for a more flexible
response to changes to the Green Belt to facilitate new employment land development.

Knowsley targets the provision of a successor development to Kings Business Park, for the
second half of the LDF period. The most appropriate location would be Knowsley Lane Farm,
although this is currently located within the Merseyside Green Belt.

Each local authority undertakes a more detailed approval of supply and demand for managed
workspace and serviced offices within its area. This should ensure there is an appropriate
range of space in the correct locations, e.g. Burscough, Ormskirk, Skelmersdale, Widnes,
Southport, Formby, Bootle, Huyton and Prescot.
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24,

25.

26.

Given the strength of continuing demand for freehold industrial units, sites should be set aside
to provide small freehold development plots for owner-occupiers. These could comprise up to
2 ha, initially providing 5 to 10 plots, 0.1-0.2 ha in size. West Lancashire should pursue this
with Lancashire County Council for their land in Skelmersdale. Halton should consider similar
provision within its Widnes Waterfront landholdings. Knowsley should examine scope at
Knowsley Industrial Park.

Knowsley and West Lancashire require more small business workshops in the range up to 300
sgm. Both leasehold and freehold premises are needed. For offices the need, across all four
local authority areas, is for premises of 101-200 sgm and above 500sgm.

External Influences

In view of the evidence of this report regarding the challenges produced by disaggregation of
the RSS sub-regional employment land supply figures, the four local authorities need to
address this issue, and achieve complementarity with their neighbouring authorities. This
means:

. Halton, Knowsley and Sefton meeting with Wirral, Liverpool and St Helens
. Halton meeting with Warrington and Cheshire West and Chester
. West Lancashire meeting with Wigan and the three Central Lancashire authorities.
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1.0

11

1.2

1.3

14

15

1.6

INTRODUCTION

This report assesses the supply, need and demand for employment land and
premises (Use Class B) in the four local authority areas of Halton, Knowsley, Sefton
and West Lancashire. It has been carried out on behalf of the local authorities (the

Councils).

It has been commissioned to provide robust evidence to underpin and inform the
emerging Local Development Frameworks (LDFs), which the Councils are currently
preparing. These will replace the existing Unitary Development and Local Plans, and
will cover the period to 2026. The base date for data is 1 April 2008.

Although West Lancashire remains a district council within Lancashire, it is now
considered a component of the Liverpool City Region. As such, the Greater
Merseyside local authorities of Halton, Knowsley and Sefton invited West Lancashire

to participate in this combined areasbé

BE Group, an economic development and property consultancy based at Ingot
House, Kelvin Close, Birchwood, Warrington, WA3 7PB, has compiled this report. BE
Group has called upon Oxford Economics for economic forecast data pertinent to

each of the local authority areas.

There are three main elements to the study:

o An assessment of each | ocal aut horityos ec
location and type of employment land and premises required to facilitate
development and growth

o A review of the current portfolio of employment land and premises within each
local authority area. Minimal threshold sizes of 0.125 ha for sites and 250
sgm for premises, were set for Knowsley, Sefton and West Lancashire

o Recommendations on the future allocations of employment land and premises

to maintain each areab6s economic gr

In addition to the general study requirements a number of additional objectives were

identified by individual local authorities. These are summarised in Table 1.

S58(p)/Consultation Draft Report/May 2009/BE Group/Tel 01925 822112 11
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Table 17 Joint Employment Land Review 2008
Specific Local Authority Requirements

Area

Requirements

Halton

disaggregation of need and supply to the levels of Widnes and Runcorn

19 Primarily Employment Areas identified, together with 2 Regional
Investment Sites, at Appendix B of the brief, to be assessed

consider employment land implications of the proposed Mersey
Gateway Bridge

consult with chemical industry operators regarding future business
aspirations

initial consultations with Stobart Group regarding Port Weston
proposals

any additional employment land requirements as a consequence of
Runcorn Docks redevelopment

i mplications of the Omega devel of
requirements

the potential for locating a recycling and recovery park.

Knowsley

comprehensive review of Kings Business Park and the potential need
for a successor site

review employment sites in, or neighbouring residential areas, that may
be under pressure for future use

disaggregation of need and supply between Knowsley Industrial Park;
Knowsley Business Park; Prescot and Huyton Business Park

assess potential for small scale employment or mixed uses within UDP
Action Areas

dialogue with Ford/Jaguar to establish future intentions for Halewood
landholding

Sefton

disaggregation of need and supply to levels of North Sefton
(Southport/Formby) and South Sefton

an overview of quantity and quality of office premises in Bootle Central
Area and Office Quarter and Southport Central Area

take account of the relocation and displacement of employment land
and premises arising from the Housing Market Renewal Programme

dialogue with the Port of Liverpool regarding operational land
requirements

West Lancashire

disaggregation of data for Skelmersdale, from the rest of the district

consider re-use opportunities for former manufacturing sites in
Skelmersdale

assess rur al empl oy me nt nlacatidns that are |
under pressure for residential use, including potential mixed-use
regeneration.

Source Joint Employment Land Review Brief, 2008

1.7 Subsequent to the appointment of BE Group it was agreed that the examination of a

waste recovery and recycling park in Halton be excluded from the study. This was

because the topic is separately considered in conjunction with the Merseyside Joint

Waste Disposal Plan Document.
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1.8

1.9

1.10

1.11

1.12

Methodology
There is a statutory obligation to consult key stakeholders within the local community

as part of the LDF preparation, and this has been reflected in our methodology.

A number of research methods have been used in the compilation of data for this
study. They include site visits, face-to-face and telephone interviews with property
market stakeholders such as developers, investors and their agents.

Consultation has also been undertaken with various arms of the public sector
agencies with responsibility for the four local authority areas.

A full list of the consultees is included in Appendix 1.

Study Area

The four local authorities of Halton, Knowsley, Sefton and West Lancashire
collectively cover approximately 256 sq miles (66,565 ha), with a population of
656,400 (ONS mid-year population estimates, 2007). All are included within the
Liverpool City Region, as defined by the North West Regional Spatial Strategy.
Administratively however West Lancashire remains a district authority within

Lancashire.
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Figure 11 Location of Study Area

1 .

U i T

1.13 West Lancashire has contiguous boundaries with two other city regions i those of
Manchester and Central Lancashire. Halton also abuts the Cheshire and Warrington
Economic Alliance sub-region.

1.14 A number of key transport corridors pass through the area covered by the four local
authorities. The M56, M57, M58 and M62 motorways serve parts of the area,
providing connections to the M6 corridor. Key A-road routes include the A56, A570,
A59, A561, A565, A580 (East Lancashire Road) and A5036 (Seaforth port access
road). Passenger rail services include the Liverpool branch of the West Coast
Mainline (serving Runcorn); Merseyrail services to Southport (Sefton), Kirkby

(Knowsley) and Ormskirk (West Lancashire); Transpennine routes (serving North
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Halton and Huyton, Knowsley); as well as local services to Chester, Warrington and
Manchester (from Runcorn), to Preston (from Ormskirk), Greater Manchester (from
Sefton, Huyton and Kirkby (Knowsley) and West Lancashire). There are rail freight

facilities at Ditton (Halton) and Knowsley Industrial Park.

1.15 Sefton contains major port facilities, centred on Seaforth. Further port facilities, linked
to the Mersey and Manchester Ship Canal, are sited in Runcorn.

Employment Land Review: Guidance Notes (ODPM, 2004)
1.16 Government guidance covering employment land reviews promotes a three-stage
process, and provides the framework for this report.

1.17 Stage One: take stock of the existing situation including an initial assessment of
6fitness for p u tlopated employmént sies.i Fhe iolnjegtiveais to
identify the best employment sites to be protected; identify employment sites to be
released and prepare an effective brief for stages two and three of the review. The
outcome of this stage is to understand key employment land supply issues and
generate a portfolio of potential employment sites to take forward for more detailed

review.

1.18 Stage Two: understand the future quantity of land required across the main business
sectors; to provide a breakdown of that analysis in terms of quality and location and
provide an indication of O6gaps6 in supply th
of recent trends and/or assessment of local property market circumstances. The
outcome of this stage is to provide broad quantitative employment land requirements
across the principal mar ket segments coverin

the |Iikely 6gapsd in supply that need to be

1.19 Stage Three: entails a qualitative review of all significant sites (and premises) in the
existing portfolio in order to; confirm which of them are unsuitable for/unlikely to
continue in employment use; to establish t he
necessary, identify additional sites to be allocated or safeguarded. The outcome will

be the completion of the employment land review, to be taken forward in the LDF.

1.20 This report is the Employment Land Review for the combined areas of Halton,

Knowsley, Sefton and West Lancashire, prepared in compliance with this advice.
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2.0

2.1

2.2

2.3

24

2.5

CONTEXT REVIEW

Introduction
This section of the report summarises the key issues emerging from a detailed
context review of planning guidance at the national, regional, sub-regional and local

level, impacting on employment land provision in the four Councils 6 ar eas .

Appendix 2 schedules all the documents that have been analysed.

The main issues and policy considerations emerging from this analysis are
summarised in this section on a topic-by-topic basis. Some are referred to in more
detail in subsequent sections of the report. A full policy/strategy appraisal is provided
in Appendix 3, and a comprehensive review of background reports in Appendix 4.

This study is only concerned with B1, B2 and B8 use classes. The following
definitions are set out in the Town and Country Planning (Use Classes) Order 1987
(including Amendments):
o B1 Business (a) Offices not within A2

(b) Research and development, studios, laboratories, high-

technology

(c) Light industry

o B2 General Business General Industry

o B8 Storage or Distribution Wholesale warehouse, repositories

Employment Land Provision

The Unitary Development Plans (UDPs) for Halton, Knowsley and Sefton, and the
West Lancashire Replacement Local Plan set aside the levels of land for employment
use across each local authority area. Together they total 593.2 ha (see Table 2) for
the period 2001 to 2016.
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2.6

2.7

2.8

29

Table 2 7 Employment Land Allocations/Sites with Planning Permission 2001-
2016

Local Authority Area, ha
Halton 214.34
Knowsley 164.80
Sefton 88.10
West Lancashire 125.96
TOTAL 593.20

Source: Halton, Knowsley, Sefton UDPs; West Lancashire Replacement Local Plan

There is no consistent approach on how land allocations are presented in the four
Plans. For example West Lancashire translates vacant premises into a land area that
is included in its total allocated supply. It is the only authority to do this. Knowsley
and West Lancashire identify land with existing planning consents, but Halton and
Sefton do not. Halton differentiatesits Re gi on all Il nvest ment Si
local employment sites. Sefton makes reference to the allocation of up to 65,650 sgm
of office space in Bootle Town Centre. But this is not translated to a land take, and is

therefore excluded from the 88.10 ha total.

Only Knowsley (10.19 ha) and Sefton (5.6 ha) make reference to annual employment
land take-up rates that have been taken into consideration in determining forward

supply.

The Inspector& Report into the West Lancashire Replacement Local Plan (2005)
reviewed the allocation of 145 ha of employment land under Policy DE5. The
Inspector noted that this allocation was in line with targets set within the Lancashire
Structure Plan. It also met (and possibly exceeded) likely needs to 2011, based on
historic take-up rates. For this reason, the Inspector concluded that the release of
Green Belt land for employment uses was not required, and that policy should focus
on promoting the recycling of brownfield sites in established industrial areas.
Consequently, proposed extensions to Pimbo and White Moss employment areas (20
ha) were excluded from the Local Plan allocations, and the total reduced to 125.96 ha
(the figure shown in Table 2). West Lancashire was therefore unable to fulfil its

Structure Plan requirement.

The 2008 Local Development Framework (LDF) Annual Monitoring Reports produced
by the local authorities provide details of employment land area availability at 1 April

2008. The situation of available designated employment land in each local authority
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area, as at the 1% April 2008, is summarised in Table 3. In total 504.18 ha of the Plan

allocations remained available.

Table 3 i UDP/Local Plan Employment Land Allocations i Availability, April
2008

Local Authority Allocated Land Available, ha
Halton 210.02
Knowsley 157.00
Sefton 73.99
West Lancashire 63.17
TOTAL 504.18

Source: LA Annual Monitoring Reports, 2008

2.10 Analysis of the Annual Monitoring Reports suggests that there has been a relatively
low level of loss of employment land to completed development for alternative uses.
Where employment land has been lost it has usually reflected individual
properties/sites outside the main employment areas.

2.11 Halton lost a total of 1.03 ha in 2007/08 to residential development representing three
sites, two in Widnes and one in Runcorn. In the previous year the figure was 1.5 ha.
Knowsley and West Lancashire recorded no losses in the year. Sefton lost 2.53 ha,
of which residential consents took up 2.40 ha. By comparison with this combined loss
of 3.56 ha during 2007/08, over 34 ha of employment development was recorded as
taken up across the four authority areas (see Table 4).

Table 47 Employment Land Take-up 2007-08
Local Authority Take-Up, ha
Halton 24.59
Knowsley 6.88
Sefton 1.64
West Lancashire 1.44
TOTAL 34.55

Source: LA Annual Monitoring Reports, 2008

2.12 The baseline data for assessing land availability for this study is set at 1 April 2008.

As a start point for Halton and West Lancashire, BE Gr o u p
published Employment Land Monitoring Reports, which are based on 1 April 2008

figures. The Halton figures include seven sites within the boundaries of the 3MG

utilised
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intermodal freight terminal. The number of sites for West Lancashire has been
increased to 20, torefl e c t BE Groupds research that site

have been subdivided. This is further explained in paragraph 5.127.

2.13 Knowsley and Sefton only produced their 2008 Annual Monitoring Reports later in the
study period, with figures that differed from the original data provided for this study.
BE Group also established a vari at i on i n We s t Lancashire
Consequently, to ensure consistency, this study uses data established through an
analysis of all employment sites identified on the f our Council sd6 GIS o
Details of the land supplies are set out in Appendix 4. Table 5 draws together the
figures on an authority by authority basis.

Table 57 Employment Land Availability T April 2008

Local Authority Number of Sites Area, ha Area UDP
Allocations, ha
Halton 62 210.02 214.34
Knowsley 54 156.77 164.80
Sefton 25 71.18 87.10
West Lancashire 20 69.90 74.47
Total 161 507.87 540.71

Source: BE Group 2009

Quality of Employment Land

2.14 The context review has revealed that there is a perceived lack of quality employment
land, at least in parts of the study area. The findings of the Mersey Belt Study
(NWDA 2002) reinforce the poor quality assessment for land in Knowsley and Sefton,
and to a lesser degree Halton.

2.15 The Mersey Belt Study identified 40 key sites as being suitable for knowledge based
i ndustries. A quarter of the sites were cl a
investment needs to be made to improve accessibility, infrastructure and image. The
remai ndemwnyyocBa&t esgtes, generally have a | owe
Only 3 of the 40 key sites lie within the study area. These are Daresbury Park and

Manor Park IV, both in Halton, and Kings Business Park, Knowsley.

2.16 In addition mention is made of Daresbury Science and Innovation Campus as a
location that could support the life sciences and medical technology sectors. Also

mention is made of Cronton Colliery (Knowsley) as one of two sites that, whilst
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2.17

2.18

2.19

2.20

2.21

suitable to meet the requirements of the target industry sectors, is located in Green

Belt. It is therefore unlikely to be a preferred option early in the LDF period.

The Merseyside Employment Land Study (NWRA 2004) also addressed the quality of
employment land in Halton, Knowsley and Sefton. The study provides a more
positive statement about the quality of the available supply, although it should be

noted the assessments were provided by the local authorities themselves.

Halton considered 61 sites (189.36 ha) of supply to be of either very good or good
quality. This represented 90 percent of the total land supply 7 the highest level of
high quality of all the Merseyside authorities. And 54 percent of the land was

attributed to be very good quality.

In contrastonly fourper cent of
quality, with a further 32 percent viewed as of good quality. 12 percent of the supply
was judged to be of poor quality.

and

Seftonds empl oyment I

supply i s
majority is considered to be very good (10 percent) or good quality (53 percent). 13
percent was judged to be of poor quality. However, more than half the supply is
This is

There is no definition of

contaminated, the second most contaminated total in the sub-region.
significant in view of its low amount of supply.
nati ono, with the

6cont ami report

regarding contaminated sites.

Table 6 summarises the qualitative categories for each of the three authorities.

Table 6 7 Summary of Quality of Employment Land 2004

Halton, Knowsley, Sefton

K n o plyswlasecatégerised asnvery geod p

t he

relying

Local Authority No. of Total, Very Good, Average, Poor,
Sites ha Good, ha ha ha ha

Halton 61 189.36 100.79 54.02 34.49 0.06
Knowsley 57 145.13 5.80 45.84 76.08 17.41
Sefton * 21 89.80 8.98 47.59 4.49 11.67
Source: Merseyside Employment Land Study, 2004
*N.B. 16.16 ha of Sefton land not assessed in qualitative terms
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2.22

2.23

2.24

No direct comparison is available for

Sustainable Employment Land Strategy T Lancashire Westdé6 (Lancast

Partnership 2006) did seek to establish

| adder of busi ness accommodationdé to serve

report identified classification of 53 sites across the west of Lancashire, within six

categories. The conclusions for West Lancashire are shown in Table 7.

Table 77 Focused Package of Sites, West Lancashire

Type Definition Location

Prestige High Profile; capable of re- Whitemoss Business Park,
positioning sub-regional image; Skelmersdale
attract regional and national
markets

Urban Gateway/Hub | Edge of town; distinctive location None
with clear identify; accommodate

mix of uses
Neighbourhood Periphery of urban areas; Cobbs Clough, Skelmersdale
Opportunity accommodate relocation or St Richards School,
expansion of indigenous Skelmersdale
companies

St James School, Skelmersdale
Greaves Hall Hospital, Banks

Rural Renaissance Market towns; creating distinctive | Hattersleys, Ormskirk
business location. Royal Ordnance, Burscough

Special Unique locational offering, linked None
to specific economic development
opportunity

Town Centres Locations for high value added Skelmersdale
office based functions in town
centre

Source: Towards a Sustainable Employment Land Strategy, Lancashire West, Lancashire Economic
Partnership, 2006

The report acknowledges there are many other existing employment site allocations
that do not readily fit the identified categories. It also comments, for West Lancashire,
that demand in recent years has been from the logistics sector, seeking high bay
warehouses. And whilst demand continues, the supply of quality sites for this use is

running out. Suitable supply for offices is also noted as being limited.

These observat i ons are reinforced i n West Lancashi

Land Monitoring Report (2008). This notes that only limited levels of land remain in
Skelmersdale for B2 use, although sites exist at Burscough and Simonswood. There
is also limited B8 land, with the only remaining provision being at XL Business Park in
Skelmersdale. And there is limited availability of B1 premises, even though there are

designated sites.
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Availability of Employment Land
2.25 The ready availability of suitable employment sites for development is vital to

continued economic activity in the four | ocal

2.26 The Merseyside Employment Land Study (2004) provided, in so far as was possible,

an understanding of availability of supply for Halton, Knowsley and Sefton. The

following was noted:

o 42 percent of Haltonds supply was i mmedi a
for expansion uses. 7 percent was considered to be physically constrained.
(N.B. The land area figures quoted in the 2004 report do not equate to these
percentages)

o In Knowsley only 6 percent of its total supply of 145.13 ha (i.e. 8.7 ha) was
classed as available. The availability of the remaining land was unknown

o 79 percent of Seftonds supply (61.3 ha),
sites, were viewed as available in the short term. 17 percent (13.2 ha) were
available in the medium term. (N.B. This is despite the study also noting that

over half the supply represents contaminated land).

2.27 The study shows contrasting statistics between the three local authority areas. And
whil st descriptions are used such as O6shorto

timescales were provided in the report.

2.28 The North West Employment Land Study (2005) analysed all employment sites of 5
ha and above throughout the region. Sites in Halton, Knowsley and Sefton were
assessed in the Merseyside & Halton sub-region. West Lancashire was assessed as
part of Lancashire. Together the four authorities had 30 sites, with Halton the most
(12) and West Lancashire the least (5).

229 Only nine sites were classed in the o6top tie
in terms of their market attractiveness. Five were in Halton, the rest in Sefton.

Neither Knowsley nor West Lancashire was represented.

2.30 A further 11 sites were assessed as of average quality, with two of these considered
not to be available within three years. The report provided no further definition of
6availabilityd beyond this point. All four

classification.
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231 The remaining 10 sites fell within the oI
majority of these (60 percent) were in Knowsley. The other sites were in Halton and

West Lancashire.

2.32 In general the land supply was considered to be of average or poor quality. Only 35
percent of the 330.72 ha total supply was seen as good quality and available supply.
For Knowsley the supply position was particularly challenging, with all but one of the
boroughoés seven sites being c hilabbesveghth thees of
years.

2.33 The market attractiveness assessment of the 30 sites is set out in Table 8. This
reveals that only 31 percent of the land supply was assessed as good quality and
readily available for development. Over 27 percent of the supply was considered to
be poor quality, and most of this was unavailable for development within at least a

three year period.
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Table 81 Availability and Deliverability Rankings i Market Attractiveness
Halton, Knowsley, Sefton, West Lancashire Employment Sites
(5 ha or more)

ID Site Name Area, Top Tier Middle Tier Lower Tier
ha Available | Unavailable | Available | Unavailable | Available | Unavailable

MEHA 1 Manor Park Il 15.32 \Y,

MEHA 13 | North of Hale Bank Road 22.80 \

MEHA 3 Plots 4 and 5 Daresbury Park 7.64 \%

MEHA 4 Land North of Junction 11, M56 29.65 \Y

MEHA 5 Manor Park IlI 10.46 \Y

MESE 1 Former Peerless Refinery 6.80 \%

MESE 3 Senate Business Park/Girobank 5.80 \Y

MESE 5 Former Vesty Site 7.40 \%

MESE 6 Former Parcel Force Site 9.50 \Y

LAWL 1 XL Business Park 13.18 \%

LAWL 2 Whitemoss Business Park 7.35 \%

MEHA 12 | Ditton Rail Freight Site 1 45.70 \%

MEHA 6 Shell Green 6.02 \%

MEHA 7 Shell Green 5.95 \%

MEHA 9 Ex-Sleeper Depot 17.24 \%

MEHA 10 | Weston Point Docks 7.75 \%

MEHA 11 | Ineos Chlor Weston Point 12.48 \%

MESE 2 Atlantic Park 18.20 \%

MEKN 7 Kings Business Park 9.00 \%

MESE 4 Southport Business Park and extension 11.90 Vv

S58(p)/Consultation Draft Report/May 2009/BE Group/Tel 01925 822112 24



Halton, Knowsley, Sefton and West Lancashire
Employment Land Review

ID Site Name Area, Top Tier Middle Tier Lower Tier
ha Available | Unavailable | Available | Unavailable | Available | Unavailable
MEHA 8 Johnsons Lane 8.66 \Y,
LAWL 3 Cobbs Clough 9.82 Y
LAWL 4 Simonswood 5.02 \Y
LAWL 5 Greaves Hall Business Park 5.21 \Y
MEKN 1 Roscoebds Wood 7.90 \Y
MEKN 2 Ex-Petrolite/Albright & Wilson 18.50 \%
MEKN 3 Briton Plantation 6.60 \Y
MEKN 4 North Perimeter Road 12.70 \Y
MEKN 5 Ford Expansion Land 18.50 \%
MEKN 6 Prescoti BICC Site C 8.80 \Y
TOTAL 371.85 115.37 - 133.87 20.90 8.66 93.05

Source: North West Employment Land Study, NWRA, 2005
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2.34

2.35

2.36

2.37

2.38

Take-Up Rates

The Merseyside Employment Land Study (2004) stated that in the seven years
period between 1996 and 2003 Halton and Knowsley had the highest average take-
up rates in the Merseyside sub-region, whilst Sefton had the lowest. Indeed Halton
and Knowsl eybs pertf oovmamclsl frepfr eakh t

take-up.

On the other h a n d4.5%a per annuinswasf lasg than &alf of fthe
Merseyside average of 10.5 ha per authority. Table 9 summarises the take-up rates.

Table 917 Employment Land Take-up Rates, Merseyside Authorities 1996-2003*

Area Total, ha Average per annum, ha
Halton 130.27 18.6
Knowsley 98.57 14.1
Wirral 71.85 10.3
Liverpool 62.04 8.8
St Helens 46.03 6.6
Sefton 31.57 451
Merseyside 440.33 10.5

Source: Merseyside Employment Land Study, 2004

he

*NB.West Lancashiredéds respective figures for this

BE Group has reviewed available data for West Lancashire for this same period.
Between 1996-2003, a total of 57.22 ha of land was taken up, reflecting an annual
average of 8.2 ha. Whilst this was greater than Sefton, the figure was substantially

below that of Halton and Knowsley.

The 2004 Employment Land Study acknowledged that take-up rates vary significantly
both year on year and across the sub-region. This point is illustrated by West

Lancashireds s t2804 ialene the district sal a take-Qpofiure almost

25 percent higher than the combined total for the previous three years.

The study provided the following observations about Halton, Knowsley and Sefton.

o Halton:
o The majority of take-up was for B1 business and light industrial uses
o The quantity of B2 use take-up was reasonably constant throughout
the period
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2.39

2.40

241

o B8 uses only feature from 2000-2001 onwards.
o Knowsley:
. More recent data indicates a substantially lower take-up rate. This is

attributed to a combination of factors such as sites on Knowsley
Industrial Park reaching completion, increased take-up rates
elsewhere (e.g. Liverpool) and a general down-turn in land take-up
since 2001-2002.

o Sefton:

o The majority of take-up has been for port related uses, although no
land had been recorded for this use since 1999-2000. Sefton UDP
Policy EDT9 describes port-related uses as Class B1l, B2 and B8
uses, including the open storage of materials and temporary uses,
which directly serve port operations or require a port location.

o B1 uses represented the second highest take-up of employment land

o There had been no B2 uses only take-up since 1997 and less than 0.5
ha of B8 uses since 1999.

The study concluded that, based on the average take-u p r at es, t he
supplyd estimates of empl oyment l and,
supply; Knowsley had 11 years, and Sefton 18 years. The Halton and Knowsley
figures, the lowest forward supply figures in Merseyside reflect their high take-up

rates over several years prior to 2004.

When poor quality sites are excluded from the supply, there is only a marginal
reduction for Halton (from 11 to 10 years) and Knowsley (from 11 to 9 years). The
change is more dramatic for Sefton, with a reduction of one-third, from 18 to 12

years.

Comment ary on West -udrates ¢sdrawnifromedata suppléed ey the
Council. Although data has been supplied commencing from 1986/87, BE Group
has, for consistency, used the same base date of 1996 applied to the other local
authority areas. This shows a take-up of 8.2 ha per annum over the period

(compared to 6.34 ha average since 1986/87).
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2.42  Applying the 8.2 ha to the remaining available allocations at April 2008, suggests the

District has a further 7 years supply.

2.43 For Halton, Sefton and West Lancashire land take-up is calculated from Planning
Department monitoring records of completed development. Although Knowsley now
monitor completions in the same way, historically land take-up rates were sourced
from Economic Development. These were based on calculations of sites that have
been sold or let, not necessarily built on. For consistency of assessment of

Knows!|l eybs figures, t haahBxbeenosetdi c Devel opment

Socio-Economic Issues

2.44 A number of issues affect the economic growth of all four local authority areas:

J GVA (Gross Value Added) and household incomes

J I ndustry sectors6 representation
o Job density rates

o Self employment

o Unemployment

. Business start-up rates

o Stock of VAT T registered businesses.

2.45 Table 10 provides per capita GVA figures for the four local authority areas. Table 10
contains data obtained from two different sources, provided for comparative
purposes. First ONS data is included, although this records data to the level of an
individual local authority area only for Sefton. This is because ONS records
Knowsley with St Helens (East Merseyside); Halton with Warrington, and West
Lancashire as part of the County of Lancashire.

2.46 It is difficult to draw conclusions from the ONS data. It suggests that with the
possible exception of Halton, performance lags behind the North West average. For
Knowsley and Sefton per capita GVA is some 25 percent below the North West

figure.

2.47 Table 10 also includes comparative data from the Liverpool City Region Economic
Projections and Prospects report (October 2007). This report includes baseline
projections for GVA for each City Region local authority area. BE Group has
calculated the per capita figures from the 2005 population forecasts included in the

report.
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