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INTRODUCTION

Sefton Council has commi ssioned 1| ceni Projects (Afh

Premises SupplyAs sessment to provide a detailed analysis c

2.2

2.3

2.4

25

2.6

2.7

land and premises, both occupied and unoccupied.

The assessment is intended to provide an up-to-date evidence base to support development
management decisions regarding employment land provision within the Borough, and to inform plan-
making activities including the preparation of the Bootle Area Action Plan and in due course a review

of the Sefton Local Plan.

Current Policy Framework

The Sefton Local Plan provides for 81.6 ha of employment land to enable the Borough to meet its
identified employment land requirement to 2030. This was based on the recommendations of the

Employment Land and Premises Study Refresh 2015.

The majority of this requirement could be met from sites within the existing urban area, but the Plan
also identified two Strategic Employment Locations on land previously within the Green Belt i Land
East of Maghull (20 ha net) and Land to the North of Formby Industrial Estate (8 ha net). These sites
were identified in Policy MN2 as Strategic Employment Locations; but were also subject to site-

specific policies (Policies MN3 and MN4 respectively).

Other Strategic Employment Locations within the Borough identified in the Local Plan included the
Dunnings Bridge Road Corridor in Netherton (Policy MN2.48), providing 26.8 ha of land, and
Southport Business Park (Policy MN2.50), providing 13.1 ha net.

Alongside this there were four sites within Existing Employment Areas which were allocated for new

employment development (Site References MN2.51 1 2.54) providing 7.2ha of land.

Wider policies for employment land provision are set out in Section 7 of the Local Plan. Policy ED3
is intended to guide development within Existing Employment Areas and supports employment
development in Use Classes E(g), B2, and B8 as well as small scale/ancillary uses which would not
prejudice the operations of employment sites, and other uses where there would be a significant
community benefit, or it is demonstrated that there is no reasonable prospect of continued
employment use. In addition, it seeks to manage development to ensure that there is no significant

harm to the amenity of nearby residents or the general environment.




2.8

2.9

2.10

Policy ED4 guides development in five identified Mixed-Use Areas, which includes the Bootle
Commercial Quarter, and is supportive of a range of types of development including office and light
industrial uses. In addition, the Plan sets out policies for Regeneration Areas (Policy ED6), which
include Town Centre locations and the Dunnings Bridge Road Corridor in Bootle and the Bootle
Central Area; and a specific policy (Policy ED1) related to the Port and Maritime Zone and the

potential expansion of the operational port area under certain conditions.

Use Classes

The Government amended the Use Class Order in September 2020 introducing Class E to provide
scope for changes of use between the previous B1 uses and Class A (retail) uses. For the purposes

of this assessments, employment uses are as follows:

 Class B2 General industrial

1 Class B8 Storage or distribution

1 Class E(g) Uses which can be carried out in a residential area without detriment to its amenity:

1 E(g)(i) Offices to carry out any operational or administrative functions,

1 E(g)(ii) Research and development of products or processes

1 E(g)(iii) Industrial processes

Requirements of the Brief

This report has been prepared by Iceni Projects for the Council. It provides an independent
assessment of the employment land supply within the Borough, responding specifically to the

foll owing requirements of the Council ds brief:

1 Analysis of the current stock of employment land and premises in Sefton in terms of quantum,
quality, mix of current uses, intensity of use, locational requirements of existing businesses, job
density and recent turnover. This should include land allocated for employment uses in the

Sefton Local Plan (2017) but not yet delivered.

1 Assessment of the total amount of occupied employment land and premises on allocated sites

in Sefton broken down by settlement area, type of use, quality.

1 Assessment of the amount of vacant and available employment land and premises in Sefton by

settlement areas, allocation status, quality, availability, and suitability of uses.
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1 Commentary on the potential employment land supply if sites are more efficiently used; if existing
uses/businesses can relocate to more suitable locations (e.g., offices to town centres); if sites
can be merged to create more suitable development opportunities; if non-allocated sites in
employment use are protected in a Local Plan review; or if employment sites can be redeveloped
for better economic outputs (e.g., greater job density).

1 Assessment of the types of employment land classification that the Council may wish to take
forward in a Local Plan review or through the Bootle Area Action Plan, accepting that not all

employment sites are the same and are targeted to different types of businesses; and

1 For each site assessment a commentary of the relative importance of each existing allocated
employment site, particularly if Council concludes it has an over-supply of employment

land/premises.

Report Status and Structure

The remainder of this report is structured as follows:

I Section 2: Site Assessment Methodology.

9 Section 3: Allocated Sites.

I Section 4. Employment Allocations.

I Section 5: Existing Employment Areas.

1 Section 6: Port of Liverpool.

 Section 7: Non-Allocated Sites; and

1 Section 8: Conclusions on Supply Position.




3.1

3.2

3.3

3.4

SITE ASSESSMENT METHODOLOGY

In this section we provide an overview of the site assessment methodology. It also provides details

of the stakeholder engagement undertaken in developing this report.

Site Assessment Methodology

The site assessments have considered the strategic employment locations and other employment
sites listed in the Local Plan.

Site surveys were undertaken by Iceni in Summer 2022 using a site assessment proforma agreed

with the Council which draws on the Planning Practice Guidance. The site assessments addressed:

1 The size, nature, and intensity of use of the employment site including information on the nature

of businesses and key occupiers.

T The sitebdbs accessibility including its | ocation,

road network, public transport accessibility, and internal access including by HGVs together with

servicing arrangements for existing businesses.

I The age and quality of existing buildings, including vacancy levels, the quality of the environment
on-site and whether there any physical constraints to the use of the land such as steep

topography or adjacent uses.

1 Adequacy of existing parking provision, including evidence of on-street parking and whether this

inhibits HGV access and circulation.

T The siteds attracti ven e sicludang progimity lokal sergicessamd/ i r 0 n ' m

amenities for employees, and open space.

T The siteds relationship with its immediate

neighbour or adjacency issues.

Where there was development potential on existing sites, such as evident vacant plots, or the
potential for intensification of use, this was noted. Our assessment included consideration of the
market attractiveness of available land, and any known constraints which might impact on its
deliverability. Iceni has not undertaken detailed development appraisals to assess viability at a site-

specific level or appraised land ownership/ developer intensions in detail.

surro



3.5

3.6

Key Stakeholder Engagement

Alongside the site assessment fieldwork, Iceni has engaged with a range of stakeholders in

considering market dynamics, site availability and developer intentions, and policy issues in respect

of employment land supply. Key stakeholders with whom we have engaged include:

Table 3.1 Stakeholder Engagement
Stakeholder

Sefton Council - Planning Policy; Economic

Development; Regeneration

Various (including Southport Business Park

and Bootle Office Quarter)

Colliers on behalf of Santander

Bridle Road

Landowner and agent

East of Maghull

Landowner and agent

North of Formby Industrial Estate

Landownerés agent

Atlantic Park

Discussions regarding individual sites included consideration of progressing in bringing development

forwards, market and occupier interest, and consideration of site-specific development constraints.

Stakeholder engagement took place in Autumn 2022 and has informed the site assessments and

report conclusions as appropriate.
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4.2

4.3

4.4

4.5

4.6

ALLOCATED SITES

There are four strategic site allocations within the Sefton Local Plan which are allocated for new
office and light industrial, general industrial, and storage and distribution uses. These are the largest
employment sites in Sefton:

1 Land East of Maghull (20ha net)

1 Dunnings Bridge Road Corridor, Netherton (26.8ha)

9 Land to the North of Formby Industrial Estate (8ha net)
1 Southport Business Park (13.1ha net)

Local Plan Policy MN2 sets out that the Strategic Employment Locations must provide high quality
business parks. New development on these sites should maximise job outputs, incorporate high
quality design and layout, and be compatible with adjacent uses.

The Sites at Land East of Maghull and Land to the North of Formby Industrial Estate are subject to
site specific policies within the Local Plan, which are discussed further below.

Land East of Maghull (MN2.47)

The Land East of Maghull site is, as the hame suggests, located to the east of Maghull adjacent to
Junction 1 of the M58. The Local Plan includes a site-specific policy for the site, Policy MN3, which
seeks the delivery of a comprehensive sustainable urban extension including both new residential
neighbourhoods, a business park, and improvements to local infrastructure. It required a
comprehensive masterplan to be prepared for the whole site. The Policy required provision of a 20
ha (net) Business Park (Use Classes E(g) b -eafdeln
boundary.

To date two residential planning consents are in place (DC/2017/01528 and DC/2017/01532) and an
enabling (2 ha) frontage development to the Business Park by Eurogarages (DC/2018/01458) has
been delivered. This has also delivered the site access from School Lane and was completed in
2021. In addition, the new access slip roads at M58 Junction 1 were completed in 2020 facilitating
access to the site. The balance of land on the East of Maghull allocation for the Business Park is

shown in the plan below and comprises 17.25 ha of development land.

There has been developer and occupier interest in the land, particularly for industrial development.

However, development has yet to progress, over 5 years on from the adoption of the Local Plan. The

B8)



4.7

site is in multiple ownership, but the main landowner has, to date, been reluctant to relocate or
release the land for development. The stakeholder engagement undertaken confirms market interest

in the site and indicates that negotiations with potential parties/ developers are currently ongoing.

To the north of the site is a residential area, beyond which is the sprawling Ashworth Hospital site.
To the east is a newly constructed service station. To the south is the M58, beyond which are
agricultural fields. To the west is currently agricultural fields, however, these are being brought
forward for residential development as part of the wider masterplan for the wider East of Maghull
sitel. Therefore, the site is within an urban fringe location and occupiers would need to be considerate

of residential amenity.

Figure 4.17 Land East of Maghull employment allocation (red line) and vacant land (blue)
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1 Secured through the approval of applications DC/2017/01528 and DC/2017/01532 (the latter has expired. It was re-submitted

under Application Ref: DC/2020/01778 but withdrawn in September 2022)
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Access to the site is provided off School Lane to the north. A new access point has been constructed
in preparation for the allocated site coming forward. As the site is adjacent to the M58 there is
excellent accessibility to the strategic road network. There are existing bus stops opposite the
entrance to the site on School Lane, these are served by regular services to Kennessee Green,
hourly daytime services to Waterloo and occasional services towards Kirkby Park and Knowsley
Industrial Park. Maghull North Train Station is approximately 0.5-miles (9-minute) walk from the site,
with regular services towards Ormskirk and Liverpool Central. Public transport accessibility is
therefore also strong.

The Land East of Maghull employment allocation thus remains undeveloped and should be regarded
as a key strategic employment site for the Council and one of the prime opportunities to attract
business investment. Its accessibility and the scale of available land make it attractive for high quality

industrial development in particular.

We understand that there are discussions underway with the landowners and prospective purchasers
for the employment allocation. Should a sale be agreed soon, a planning application could potentially
come forward in late 2023 or early 2024, with development on site beginning on site in c. 2025.
However, there is a risk that land ownership issues continue to frustrate the ability to bring the site
forward for development. If this persists, the Council may need to consider using compulsory
purchase powers to enable development to progress.

Recommendation i the employment allocation at Land East of Maghull remains a key
strategic employment site for the Borough and the Council should, therefore, retain this
allocation for office and light industrial, general industrial and storage and distribution uses
(Use Classes E(g), B2 and B8). If there is no evidence of clear progress in the short-term, the
Council should consider the use of compulsory purchase powers to enable high quality
employment development to progress.

Dunnings Bridge Road Corridor, Netherton (MN2.48)

The Dunnings Bridge Corridor area comprises 26.8ha of employment land across three sites:

1 Atlantic Park (16.8ha) i Site MN2.48a

i Senate Business Park (4.2ha) i Site MN2.48b

1 Former Peerless Refinery Site (5.8ha) i Site MN2.48c




Figure 4.2 7 Plan of Dunnings Bridge Road Corridor employment allocations (red line) and

vacant land and premises (blue)

4.13  The three sites are allocated for new office and light industrial, general industrial, and storage and

distribution uses. This allocation is not subject to its own policy.

Atlantic Park (MN2.48a)
4.14  Atlantic Park is located adjacent to Dunnings Bridge Road (A5036) and is accessed directly from it.
The landowner is Royal London, who acquired the site in 2006.

4.15 The site has an extensive planning history. Under Planning Application Ref: S/2006/1165, which was
granted in May 2007, outline planning permission was granted for the provision of an employment
park and trade park, covering office and light industrial, general industrial, and distribution and
storage uses. Site A has been redeveloped to provide a 5-storey office building (Application Ref:
S/2006/1151), Alaska House, which is occupied by Capita. Site K has been developed to provide a
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4.17

4.18

4.19

4.20

4.21

3-storey office building (Application Ref: S/2006/0266), Atlantic House, which was previously
occupied by One Vision Housing but is now vacant. The remaining office building on site, Caspian
House, was originally occupied by Rolls Royce but has been refurbished and has recently been
occupied by a call centre occupier. The central portion of which comprises of the now dated former
Rolls Royce factory (known as Big Foot); with one other industrial building having previously been

demolished.

I n October 2018 planning permission was granted

B8 uses, with an ancillary office and multi storey car park, however no conditions have been

discharged and this permission has not been implemented, meaning it has now lapsed.

Prior approval granted was granted in July 2022 for the demolition of Former Rolls Royce factory
(BigFoot), Atlantic House and Caspian House to create a development site. In October 2022 a
planning application was submitted by Royal London for the erection of two industrial warehouses
(E(g)(iii), B2 and/or B8) which are 4,994 sq.m and 3,995 sq.m (total GIA) in size, on the northern part
of the site (DC/2022/02039). This is currently under consideration with the Economic Benefits
Assessment submitted with the application estimating that it could support at least 115 direct FTE

jobs.

Alaska House on the corner plot fronting Dunnings Bridge Road is to be retained. We understand

that this is to be partly occupied by Santander on a 10-year lease.

Iceni understands from engagement that the central southern part of the site is intended to provide
for further industrial development and has the potential to accommodate c. 60,000 sq.m of industrial
space plus ancillary office, including the potential to accommodate big box industrial requirements
(9,720 sgm +). It is envisaged that this will progress in due course following the demolition of the
BigFoot unit and in line with market conditions/ requirements. A weakening of market conditions
could however impact on viability and delay implementation given the costs associated with

demolition of the BigFoot (as above) unit.

Iceni note that an EIA Scoping Opinion was sought in November 2022 (Dc/2022/02192) for this wider
development of the site, detailing a proposed scheme for up to 75,000 sq.m of employment

floorspace on the site, which was envisaged to be delivered over the period to 2032.

There is thus clear evidence of developer interest in bringing forward industrial-led development on
this site, which was affirmed through the engagement undertaken as part of this Study with Royal
London and its agents (Turley). It is positive that despite some weakening of market circumstances
since mid-2022, Royal London is progressing with bringing forward planning applications for
development. This site can thus be expected to contribute to delivery of employment development in

the Borough in the short- and medium-term.

10
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Figure 4.371 Atlantic Park
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To the north of this site is Dunnings Bridge Road (A5036), beyond which is Bootle Golf Course. To
the east is a residential area. To the south is the Vesty Business Park, on the south side of Bridle

Road, which is a designated existing employment area in the Local Plan. To the west is an area of
allotments and the Senate Business Park.

There is a single access to the site from Dunnings Bridge Road via a traffic-controlled junction, with
access to Bridle Road being for pedestrians only. The site is at an accessible location with the A5036
providing access to the Port and the M58. It is an attractive location for industrial businesses. Buses

run along the main road with Aintree Rail Station being at a distance of 1.1 miles. Access is adequate
for the form of development proposed.

Recommendation i the site remains a key strategic employment site for the Borough with the
potential to accommodate development in the short-term, and should be retained for E(g), B2
and B8 wuses. Devel opment for i
accessibility and market characteristics.

ndust r isddcatiansards i s
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4.26

Senate Business Park (MN2.48b)

The Senate Business Park was, until recently, predominantly occupied by Santander. It comprises a
sprawling office complex with a 10-storey tower and a series of 3-4-storey offices blocks, with
associated parking and some small areas of amenity space. The site is 8.92 ha in size. To the north
of the Business Park is an Army Reserve Centre and Savio Salesian College. To the east is Atlantic
Park and Vesty Business Park. Bridle Road lies to the south. To the west is an area of public open
space, followed by Netherton Way (A5038) and a residential area. The site is accessed from
Netherton Way, via Bridle Road.

Figure 4.41 Senate Business Park
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The existing buildings on-site are now dated, with a number dating back to the 1960s. Santander has
vacated the site, having reviewed their property requirements as working patterns have changed
post the Covid-19 pandemic, and therefore the site principally comprises a large vacant brownfield
site which is available for development. It is well located, with both access to workforce from Sefton
and across the wider City Region, and strong access to the strategic road network and the Port via
the A5036 Dunnings Bridge Road. To the south is a large warehouse building occupied by a
distributor (Domino UK).

12



427 1l ceni 6s engagement & agent, [Collierdy én 2022 imdicates rthatr Santander has
reviewed its strategy for the site and does not intend to implement the 2019 consent for a new office
campus. Its agents advised that the site in particular provides potential for industrial/ warehousing
devel opment with a particular opportunity for B8
Following initial pre-app engagement with Sefton MBC, Colliers begun marketing the site in late 2022
targeting B8 development with the intention of identifying a preferred bidder in Spring 2023. Initial
capacity studies undertaken by Colliers indicate the potential for between 300,00 i 420,000 sq. ft of
employment floorspace could be delivered, albeit this would be influenced by detailed testing as part
of any future planning application. The Council will need to engage as appropriate with any new

landowner.

4.28 Iceni consider that the site provides an opportunity for redevelopment for employment uses to deliver
high quality modern commercial floorspace. With regard to market demand and changing working
patterns, it is not likely that a new corporate office occupier will be found; and we consider that the
redevelopment of the site for industrial uses is more likely. It could potentially accommodate between
28,000 7 37,000 sg.m of employment floorspace. The design of a scheme will need to consider
access arrangements and ensure that development does not negatively impact on adjoining uses,

including the school.

4.29 Recommendation i the site remains a key strategic employment site for the Borough with the
potential to accommodate development in the short-term, and should be retained for E(g), B2
and B8 uses. Devel opment for industri al uses IS mos
accessibility and market characteristics. In due course, a new Local Plan or the Bootle AAP
should include a site-specific policy to provide a clear policy framework to support

employment redevelopment.

Former Peerless Refinery Site (MN2.48c)
4.30 The Former Peerless Refinery Site is located further north-east along Dunnings Bridge Road, at the

junction with Heysham Road.

4.31 In 2016 Planning Permission was granted for the erection of 6 warehouse units in flexible use
classes, a petrol filling station with associated
infrastructure and landscaping?. A further planning application for the erection of 12 commercial units
(Blc, B2 and B8) across three blocks was approved in December 2020. This development is now

substantially complete and occupied. Due to its proximity to the Heysham Industrial Estate it has

2 Application Ref: DC/2016/02454

13



now, in effect, become part of that designated employment site (the Heysham Industrial Estate is

discussed in more detail later in this report).
4.32  The site provides modern high quality industrial development and associated amenities. It is well
located with good strategic road and public transport accessibility. There is currently no evident

further development potential.

Figure 4.5 - Former Peerless Refinery Site
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4.33 Recommendation i In due course as part of a new Local Plan, the Former Peerless Refinery
should be included within the Heysham Industrial Estate employment designation. It should
be protected in policy for E(g), B2 and B8 uses, and other small scale/ ancillary uses which

support its business park function consistent with the current policy position.

14



4.34

4.35

Land to the North of Formby Industrial Estate (MN2.49 & MN4)

The Land to the North of Formby Industrial Estate is located to the east of Formby on the eastern
side of the A565. The Site currently consists of open fields which are in a single ownership and
comprises approximately 12.61ha, albeit the net area allowing for flood risk issues on the eastern
third of the site reduces the effective development area to 8ha (see para 4.40 below). It was removed
from the Green Belt by the 2017 Local Plan. As the name suggests, the Site is adjacent to the Formby

Industrial Estate, a designated employment site (further information on Formby Industrial Estate is
provided later in this report).

Figure 4.6 7 Land North of Formby Industrial Estate
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The Site is subject to Local Plan Policy MN4, which states the site will be developed for Office and
Light Industrial, General Industrial, and Storage and Distribution uses. Subject to a full financial
appraisal, the development of limited other uses on part of the site may be acceptable where they
are necessary to cross subsidise the delivery of the primary uses.

15



4.36  To the north are further open fields used for horse grazing. To the east is the Downholland Brook,
beyond which are agricultural fields. To the south is the Formby Industrial Estate. To the west is the
A565, beyond which are residential areas on the outskirts of Formby. As such, the Site is in an urban
fringe location but is in many ways detached from the settlement of Formby due to the A565 acting

as a physical barrier between the Industrial Estate and the settlement.

4.37  Policy MN4 requires the Site to be accessed by means of a dedicated signal-controlled junction off

the A565. A new junction will thus need to be delivered to facilitate development of the site.

4.38 There are currently no bus stops in proximity of the Site, and it is approximately a 1.3-mile (27-
minute) walk to Formby Train Station. As a result, it will be dependent on visitors and employees
accessing the Site via private vehicles. However, whilst public transport accessibility is weaker than
at other locations, the site is of strategic significance in providing for business growth in the north of

the Borough.

4.39 The site adjoins a successful existing employment site and provides the potential to support future
business expansion. We would expect occupier demand to be focused on smaller units, with the site
providing the opportunity to support the expansion of local businesses including industrial and trade

counter units.

440 I nformed by engagement with t he &understandthattheradaret he | a
issues with ground conditions at the site, relating to sub-surface soil quality and a high-water table,
which result in a need for engineering works (similar to piling) to create development platforms and
supportdevelopment. These make the sitebs devel tnpddidon,tmosh ot abl
of the site falls within Flood Zones 2 and 3, and c. 4ha of land is required for flood management and
investment to divert watercourses on site in order to support development. These represent abnormal
costs which impacts on the viability of development. It means that B-class development alone is
unlikely to be viable without public funding support or cross-subsidy from other uses. These issues

have inhibited the delivery of the site to date.

4.41  The policy framework for the site set out in Local Plan Policy MN4 provides some flexibility which
envisages that subject to a full financial appraisal, the development of a limited number of other [non-
employment] uses on part of the site may be acceptable where they are necessary to cross-subsidise
the delivery of office and light industrial, general industrial and storage and distribution uses. The
policy expectation is that the volume of ancillary floorspace is more limited than that for E(g)/ B class

uses.

4.42 Given existing values and the abnormal costs associated with development, grant funding
opportunities should be explored. If grant funding support (or sufficient funding) is not available, the

Council may need to consider the flexibility to enable a proportion of development to come forward

16



4.43

4.44

4.45

4.46

for other uses is appropriate. This is most likely to be retail or hotel development given the location
and market characteristics, although such uses would need to satisfy appropriate planning tests For
retail floorspace and other town centre uses (as appropriate) it would be necessary to demonstrate
that sequentially preferable sites are not available within the settlement (in line with NPPF Para 87)
and that any retail floorspace proposed it would not negatively impact on town centre vitality and

viability and the delivery of existing commitments (in line with NPPF Para 90).

Any planning application (or pre-application engagement seeking to engage with the mix of uses)
should also demonstrate that the proportion of development proposed for other uses is the absolute
minimum necessary, justified, and necessary to make the development viable (based on up-to-date

open book viability appraisals and clear evidence on abnormal development costs).

Given that the justification for release of the site from the Green Belt was to support the delivery of
B-class employment development, we would expect this to comprise the majority of the floorspace
proposed. It would also be appropriate for the Council to consider planning conditions requiring the
delivery of employment development alongside (and in tandem with) any enabling development with

a view to ensure that the employment development is brought forward.

At the time of preparing this report various potential development partners have been mentioned by
t he | ando w,akhougtsnone gagerbeen confirmed. The potential for a planning application
for a phased development of the site to come forward during the subsequent year has been mooted;
however. with weakening market sentiment Iceni consider that timeframes for development could be

extended.

Recommendation i The site is well located for employment uses, particularly general
industrial and storage and distribution, as it is detached from the settlement and residential
dwellings. It is an important site in strategic terms in supporting the growth of SME
businesses in the North of the Borough. The existing employment allocation should be
retained, but the developer/promoter may need to either consider the potential for public
funding sources to contribute to addressing abnormal development costs and/or the Council
consider supporting an element of higher value uses to cross-subsidise employment
development on site (informed by detailed and verifiable viability evidence) if it wants to see
development brought forward in the short/medium-term. Non-employment floorspace should
be limited to the minimum necessary to cross-subsidise the commercial employment
development, with clear provision made through conditions/ S106 agreement (as appropriate)

to ensure phased delivery of employment development alongside other uses.
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Southport Business Park (MN2.50)

4.47  Southport Business Park is located to the south-east of Southport on the south side of Town Lane
Kew, approximately 2 miles from Southport Town Centre. The majority site is owned by Sefton
Council, with the Northeast Quadrant (shown in orange on the plan below and c. 4 ha in size)
controlled by Wilson Bowden Developments. The site overall covers approximately 19ha, including

that part developed to date. It is a former shallow landfill site.

4.48 The site is allocated under site reference MN2.50 for new office and light industrial uses within the
Local Plan (i.e., E(g) uses). However, other uses are also permitted, including main car dealerships,
gymnasia, veterinary, or healthcare uses in the Northeast Quadrant of the site fronting onto Town
Lane (Kew); or other uses where they are small scale and intended primarily to serve other

businesses operating on the Business Park.

Figure 4.71 Southport Business Park Site.
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4.49  Development of the site commenced in the late 1990s. Several sites within the Business Park have

been developed. Occupiers include electronics manufacturers, a Post Office Distribution Centre, a
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4.50

451

452

4.53

4.54

4.55

legal practice, a property services group, a wealth management company, an insurance company, a
security services provider, and a telecommunications provider, across nine buildings. The current

buildings were mostly constructed in the 2000s.

The site is one of the few | ocations in the
environment. It is the current focus of commercial office provision in the Southport area and important

in these terms in supporting the provision of good quality jobs in the north of the Borough.

However, at the current time the site remains partially built out: whilst site infrastructure has been
delivered there remain a number of vacant plots (totalling 6 ha) together with land at the NE Quadrant
(4 ha). The site currently principally accommodates office uses, together with the Post Office

Distribution Centre (sui generis).

To the north of the site is Kew Woods, an area of public woodlands and open space. To the east and
south are residential areas. To the west are allotments and open fields, beyond which is a garden

centre and further open fields.

Access to the site is off Town Lane Kew. Wight Moss Way forms the main internal access road
through the site, off which the plots are accessed; and infrastructure is in place to provide serviced
plots for development. There are bus stops directly adjacent to the Business Park on Town Lane
Kew providing regular services into Southport, and towards Formby and Ormskirk. The site is

approximately 1.1-miles (3-minute drive) from the junction with the A570 (Southport Road).

Despite the adcdssbiitg, and the lanited pravision of alternative sites in Southport,
essentially no development has taken place on site since the 2009 which was when the last unit was
built. Given prevailing values for office floorspace (with asking rents of £12.50 - £13.50 psf), office
development is not commercially viable without gap funding support which has not been available in
recent years. These viability issues persistent and (together with wider market conditions) limit the
potential scope for new-build office development in the short/medium-term. Influenced by changing
working patterns a number of occupiers have reduced their floorspace or relocated and the vacancy
rate on site has risen and at the current time is c¢. 2000 sq.m. Without grant funding, office
development seems only likely where businesses are willing to pay a premium on prevailing rents

and/or build for freehold occupation.

There are further factors impacting on viability. The site was formerly a shallow landfill site (c 2 metres
depth overlaying natural ground, which itself has poor loadbearing characteristics). As a result, there
are challenging ground conditions which can increase construction costs for new units with piled

foundations of up to 30m needed for all built development.
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456  Southport is not an established office market and has a limited pool of existing occupiers (particularly
those requiring a significant quantum of space and a convent strength sufficient to justify new-build
development) and current market dynamics are such that we would expect vacancy within existing
buildings to rise in the short-term. The prospect of new-build office development on this site in the

short/ medium-term is therefore considered weak.

457  The Northeast Quadrant of the site (c. 4 ha) was expected to be brought forwards by Wilson Bowden
Developments. However, no development has taken place and there appears to have been very

limited active marketing of this area for employment development.

458 We understand that market interest from the site has focused on E(g) and B2 uses, principally from
businesses in Southport and the surrounding area which are looking to expand or for new premises.
This includes interest in light industrial units of 10,000 i 15,000 sq. ft in particular, with ancillary B8.
In addition, the current policy (Site MN2.50) provides flexibility for other uses including car
dealerships, gymnasia, veterinary or healthcare uses in the Northeast Quadrant; as well as small

scale ancillary uses.

459 Having regard to market demand and viability challenges, the Council should consider broadening
the range of uses which it supports, including supporting high quality industrial development (E(g),
B2 and B8 uses), with high spec devel opment meetin
generate significant HGV and therefore conflict with the established uses of the Business Park. The
site could also be attractive for data centres, in particular as there is a good supply of power and

strong digital infrastructure (with two transatlantic digital cables nearby).

4.60 Giventhe above average build costs for development at this location, development is likely to require
external funding support. Known sources of funding include the commercial cross-subsidy payments
agreed associated with residential development on land which has been released to the east (and
received planning consent in 2012) and the s106 monies facilitated by the development of the Aldi
Store at former Birkdale Trading Estate in 2018, but the Council will likely need to consider other
sources as well. The Council is likely to need to take a proactive role in bringing forward development
on this site, and in additional to investigating potential funding to help subsidise development, Iceni
consider that it should take a more commercial approach to the marketing of the land including

through common real estate portals such as Estates Gazette.

461 Recommendation i Southport Business Park is a good quality business park and is an
important site which provides the potential for development of high quality modern
floorspace in the north of the Borough. It should be retained as a strategic employment
allocation, including the land in the Northeast Quadrant. However, to support development
the Council should support a wider range of uses including E(g), B2 and ancillary B8 uses,

and employment-generating sui generis uses. The Council should look to assemble afunding
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pot to help gap fund development, including considering external funding sources. A
proactive marketing campaign is recommended to raise interest in the business park

(particularly if gap funding can be secured) lands.
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5.

51

5.2

5.3

EMPLOYMENT ALLOCATIONS

A further four sites are allocated for new office and light industrial, general industrial, and storage

and distribution uses under Local Plan Policy MN2. These consist of:

1 Switch Car Site, Wakefield Road, Netherton (4.7ha)
1 Land at Farriers Way, Netherton (0.5ha)
1 Former Lanstar Site, Hawthorne Road, Bootle (1.0ha)

1 Land at Linacre Bridge, Linacre Lane, Bootle (1.0ha)

Switch Car Site, Wakefield Road, Netherton (MN2.51)

The Switch Car Site is located at the end of Wakefield Road in Netherton. It comprises approximately
4.7ha. The site is within the Heysham Road Designated Employment Area. It has historically been
used for car sales but stood empty for some time. It has however been back in active use, again for
car sales (sui generis use), for several years. A portion of the site to the south-east is used by a

separate business for open storage. The site is in single ownership.

Most of the site is hardstanding with some planting and landscaping around the perimeter. Any recent
planning history for the site relates to its existing uses / occupants, there are currently no public plans
to redevelop the site. It is separated from residential areas and can therefore accommodate a range

of industrial activities.
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5.6

Figure 5.1 1 Switch Car Site
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The site has a dedicated access off Dunnings Bridge Road but can also be accessed from within the
Industrial Estate off Wakefield Road. It is close proximity to the M57 and M58 and the wider strategic
road network. Bus stops are available a short walk from the site on Dunnings Bridge Road. The site
is approximately a 12-minute (0.6-mile) walk from Old Roan Station, and approximately a 23-minute
(1.1-mile) walk to Aintree Station. There are some food and coffee outlets within the local area but

limited other local services and facilities.

To the north is the Leeds-Liverpool Canal. To the east are sites in use for open storage. To the south
are warehouse buildings in use by a steel manufacturer and distributor. To the west is Dunnings

Bridge Road, beyond which are further employment uses.

The site is well located for employment uses due to its connections with the strategic road network
and its slight separation from residential dwellings due to the canal. The site could be suitable for
light industrial, industrial, storage or distribution, or other employment generating sui generis uses,

as per the existing use.
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5.7

5.8

5.9

5.10

Recommendation i The site is in active use but offers potential for intensification. It falls
within the Heysham Road Designated Existing Employment Area under Local Plan Policy
ED3, which requires the same uses within the
(E(g), B2 and B8). Therefore, it is not considered necessary for the allocation to remain in
place; but the site should continue to be protected, and promoted, as per Local Plan Policy

ED3. E(g), B2, B8 and employment-generating sui generis uses are considered appropriate.

Land at Farriers Way, Netherton (MN2.52)

The Land at Farriers Way site is on the north-west side of Farriers Way. It is located with the Bridle
Road / Atlantic Park designated existing employment area. The site comprises approximately 0.5ha
of grassland. The site is owned by Sefton Council but under lease to the same party as the majority
of the southern part of the Bridge Road / Atlantic Park employment designation (Sunflower Industrial

Property). There is no recent planning history for the site.

There is no existing direct access to the site. It is anticipated that any new access to the site would
be off Farriers Way. The site is a short walk from bus stops on Bridle Road providing regular services
to Netherton and towards Liverpool, as well as bus stops on Netherton Way providing additional
services towards Bootle. Aintree Station is approximately an 18-minute (0.9-mile) walk from the site.

There are minimal local services and facilities in proximity of the site.

To the north of the site is the Atlantic Park Business Park. To the east are engineering companies
and other light industrial units. To the south is the former HSBC Datacentre site. To the west is the

former Santander campus, which is now vacant.
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5.12

5.13

5.14

Figure 5.271 Land at Farriers Way Site
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The site is a relatively small allocation which could accommodate small to medium size units. It falls

essentially within a larger employment area. However, there are a number of vacant units within the

neighbouring industrial estate pointing to currently a low demand for small to medium sized units in

this location.

The wider employment area is however an important and strategically well-located employment

location with significant development potential. Market demand is likely to be strongest for light

industrial, manufacturing or trade counter uses.

The former HSBC Datacentre site directly south of this site has received planning permission for the

erection of a three-storey light industrial unit, following some demolition of and alterations to the

existing buildings.

Recommendation i despite long term efforts to bring the site forward, it remains vacant and

available for development. The wider existing employment area is however well located and

25



of strategic significance, and the siteis in an attractive location for employment development.
The Council should retain and protect the site for E(g), B2 and B8 uses. Additional
encouragement should also be given to the leaseholder to market the land and bring it

forward for development.

Former Lanstar Site, Hawthorne Road, Bootle (MN2.53)

5.15 The Former Lanstar site is located to the north of the Kingfisher / Orrell Road designated employment
area, adjacent to the Tesco Superstore. The permitted application for the Tesco Superstore also
included a set of small-scale light industrial units within the Former Lanstar Site, on a plot of around

1.0 ha.

5.16  This plot has been advertised for sale on a number of occasions, including most recently in December

2020.Itr emai ns in Tescobs ownership and remains vacan]

Figure 5.3 17 Former Lanstar Site
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5.17 The site is unkempt and overgrown. It slopes from east to west and would require preparation works
to create level areas for development. There are some trees around the perimeter and placed
sporadically within the site.

5.18 The primary access of Hawthorne Road is established and suitable including for HGVs. Access into
the site itself would be off the internal access road to the Petrol Station. The consented Tesco
scheme showed an internal access road running along the southern boundary of the site adjacent to
the rail lines.

5.19 Tothe north of the site is the Tesco Superstore. To the eastis a new residential development. Directly
to the south are rail lines, beyond which is the Kingfisher industrial estate. To the west is the Tesco
Petrol Station, beyond which is the canal and a residential area.

5.20 The consent for the foodstore required provision of 2,595 sg.m of industrial floorspace and a financial
contribution towards employment generation. The site has been marketed on both a freehold and
leasehold basis for employment development. It is close to (and essentially adjoins) the Kingfisher
Business Park and Orrell Mount employment sites which are generally successful and well occupied;
and generally, provides the potential for business expansion to serve local employment land needs.
It is a location which is set away from potential conflicting uses and would be attractive for industrial

uses.

5.21 Recommendation i this vacant site offers potential for employment development (Use
Classes E(g), B2 and B8) to serve the local area where there is a significant economic
regeneration need. As part of the planning consent for the adjacent foodstore, the site is
subject to a requirement to build out the industrial floorspace by Tesco and the Council is
justified in expecting employment development to be brought forward. The Council should
retain and protect the site for E(g), B2 and B8 uses and work with the site owner and its agent

to bring forward employment development on the site.

Land at Linacre Bridge, Linacre Lane, Bootle (MN2.54)

522 6Land at Linacre Br i deideof LinacrelLane & its gudctioa with Hawthorreo u t h
Road. The site sits at the northern tip of the Hawthorne Road / Acorn Way Designated Employment

Area within the Local Plan.

5.23  The site consists of approximately 0.92ha of hardstanding with some trees/ vegetation along the
Canal frontage. The western portion of the site is in use as open storage whereas the eastern portion
consists of a hand car wash and to the north-east corner is a café, along with associated parking for

both. The two plots are under separate ownership.
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Figure 5.471 Land at Linacre Bridge Site
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5.24  Permission was granted in April 2020 for the siting of battery energy storage units across the western
half ofthesite3. According to Sefton Councildéds Planning Por
been discharged and construction does not appear to have started on site. No further planning

permissions have been granted for the redevelopment of the remainder of the site.

5.25 The site is a fairly unkempt, and poor, condition and the existing buildings are of a low-quality

construction and appearance. Existing uses are low value or temporary.

5.26  Access to the site is currently provided off Hawthorne Road via a couple of access points. However,

the consented battery storage unit scheme included an access from Linacre Lane.

3 Application Ref: DC/2020/00085
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5.27

5.28

To the east of the site is Hawthorne Road, beyond which is a large site allocated for residential use.
To the south are industrial units within the Hawthorne Road / Acorn Way employment area. To the
west is the Leeds-Liverpool Canal beyond which are residential units and a vacant plot adjacent to
the water treatment works. To the north is Linacre Lane, beyond which is a bus depot and residential
dwellings.

Recommendation i Overall this is generally a poorer quality site. It is in an established
employment area which is an accessible location adjacent to the A556. Planning permission
has been granted to bring approximately half the site into viable use, however, this use forms
an item of infrastructure and would generate little if any new jobs. The remaining area is
modest in size (c. 0.6 ha) but could accommodate limited light industrial development or open
storage. It plays arole currently in accommodating lower value uses and should be retained.
E(g), B2 and B8 and employment-generating sui generis uses would be appropriate. If the
battery storage consent is delivered, the site allocation should be adjusted to relate to the
remaining land. Alternatively, the Council may consider alternative uses for this site, more
appropriate to a residential setting, if it develops plans for the regeneration of the wider

Hawthorne Road corridor.
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6.1

EXISTING EMPLOYMENT AREAS

The remaining employment land within Sefton Borough consists of existing employment sites which
have established organically over time in response to market demands. These sites are protected
for employment uses under Policy ED3 of the Local Plan. Alternative uses may be permitted on these
sites should they be small scale or ancillary to employment uses; the land shown to be is surplus to

demand; or the loss of employment land would be outweighed by a significant community benefit.

Table 6.1 Designated Existing Employment Areas

Existing Employment Areas

Aintree Racecourse Business Park

Altcar Training Camp

Bootle Office Quarter

Canal Street / Berry Street

Crossens Way

Crowland Street, Southport

Fernhill Road West

Formby Industrial Estate

Hawthorne Road / Acorn Way

Heysham Road

Kingfisher / Orrell Mount

Land between Derby Road and Regent Road

Land east of Park Lane

Land east of Switch Island Retail Park

Maritime Enterprise Park

Parrs Corner, Bootle

Sefton Lane

Slaidburn Crescent
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6.2

6.3

6.4

Aintree Racecourse Business Park

The Aintree Racecourse Business Park is located on the east side of Ormskirk Road and is adjacent
to the Aintree Racecourse. The Business Park is well established and is designated within the Local
Plan for employment uses.

There are a range of occupiers and uses within the park, primarily consisting of trade counter units

but with some industrial or manufacturing buildings. Occupiers include plumbing suppliers,
distributors, a cash and carry, tools sellers,andan i ndoor <c¢chi | dTherediesanygrbery gr our
of trade counter businesses on the site.

To the north of the site is a canal, beyond which is a residential area. To the east and south is Aintree
Racecourse. To the west is the Aintree Racecourse Retail Park; and the access to the site is through
the retail park.

Figure 6.1 1 Aintree Racecourse Business Park Site
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