West Cumbria Employment Land &
Premises Study

Allerdale

www.allerdale.gov.uk

December 2008

DTZ

No. 1 Marsden Street
Manchester

M2 1HW

Tel: 0161 236 9595
Fax: 0161 835 2055




DTZ

1.0

2.0

3.0

4.0

5.0

6.0

7.0

Contents

Page
T (oo [UTo1 i o] o W TP PP U P PP PPPRPN 1
POLICY CONEEXL....itieeee ittt ettt e e s b bt e e st e et e e sabb e e e e aabbe e e e sbbeeeeanreeeeaa 4
TaKiNg StOCK Of SUPPIY .vvveeeeeiiiiiiii e e e e e e s st e e e e e e st r e e e e e s e snnrrnneeeeeas 16
Qualitative ASSESSMENT Of SILES ...iiiiiiiiiiiiie e e e 28
Demand for EMPlOYMENt SPACE........coiuuiiiiiiiiii ettt 56
AP ANAIY SIS .. ———————————— 86
Investment Strategy and Policy ReCOmMmMENdatioNnS .............eeeeiiiieiiiiiiiee et 95

Appendices

A - Example Site Proforma
B - Qualitative Site Assessment Database
C - Report of Consultation




DTZ

Quality Assurance Record

Checked By: éé é f , ; i

Date: 24 December 2008

Authorised By:

Date: 24 December 2008

Ref: 07/12084-2

Disclaimer and confidentiality clause

This report should not be relied upon as a basis for entering into transactions without seeking specific, qualified, professional
advice. Whilst facts have been rigorously checked, DTZ Debenham Tie Leung can take no responsibility for any damage or
loss suffered as a result of any inadvertent inaccuracy within this report. Information contained herein should not, in whole or

part, be published, reproduced or referred to without prior approval. Any such reproduction should be credited to DTZ.




™

Executive Summary
Executive Summary
This report was commissioned by Allerdale and Copeland Borough Councils. It provides an up to date

assessment of supply and demand for employment sites in West Cumbria which will feed into the Local
Development Framework and wider economic development planning. Its specific objectives are to:

A Assess the future demand and supply for employment land in the area
A Assess the suitability of individual sites, existing, permitted and proposed, for employment uses
A Identify sites which are unlikely to be required by the market or are unsustainable for employment

development

A Develop appropriate further policy responses in the light of the supply and demand assessment

Approximately 60 sites have been considered in the analysis of supply and demand, these include
employment allocations; existing employment sites where some land/premises remains available; and sites
currently in other uses that may be suitable for employment use.

The study acknowledges the significance of Sellafield on employment and the local economy in West
Cumbria. However, there is a significant amount of uncertainty regarding the future requirement for
employment land and premises directly and indirectly related to Sellafield and the decommissioning process.
The focus of this study is therefore to ensure a balanced supply of employment sites across West Cumbria
which provides flexibility to cater for spin off opportunities that may arise from activity at Sellafield whilst
catering for other employment requirements.

Existing Supply

West Cumbr i ad s entraaeasrare ound in ang anound the main towns of Copeland and Allerdale,
and many of the areas of employment land comprise more than one industrial estate. There are other
notable sites are located throughout the area including in smaller settlements and rural locations.

There is a clear hierarchy of premises on offer in West Cumbria:

A Higher quality office locations suited to local and inward investors, are located at Westlakes Science
and Technology Park, Dovenby Hall Estate and Lakeland Business Park. Lillyhall Business Centre
provides good quality small scale offices particularly attractive to younger companies

A Mi xed quality industrial/ commerci al premises
major industrial location and is the preferred location of industrial inward investors

A Local industrial occupiers are provided for at a range of locations, particularly Glasson in Maryport,
Bridge End in Egremont, Sneckyeat Road in Whitehaven, and Leconfield in Cleator Moor. However
the quality in these locations is often poor

A Low end uses are provided for at Glasson, Rise Howe, Derwent Howe and Lillyhall East
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A In the most rural areas reasonable quality, modern units can be found in Wigton in North Allerdale
and Devonshire Road, Millom and Cross Lane, Seascale in the South of the area

On the surface there is a range of land and premises in terms of the size, type and rental value. However a
number of key issues regarding current supply were identified:

A A lack of higher quality offices for general users (not nuclear), especially in Workington and
Whitehaven Town Centres

A An over-supply of poor quality, older industrial units throughout the area, and conversely a shortage
of modern smaller scale workshop type accommodation, particularly suited to newer businesses

A Lack of focus in supply in rural areas sometimes resulting in a failure to maximise opportunities

Quality of Supply

All the sites identified in the study were subject to a qualitative review which scored performance on a range
of criteria under three core themes; market attractiveness; sustainable development and strategic planning.

Many of the sites that scored well overall were in or adjacent to the main town centres of Whitehaven and
Workington. However these sites are also suited to non-employment uses or mixed use development which
may only include a limited amount of employment space. This raises the question of how to balance
competing uses.

Sites in rural areas and on the edge of smaller settlements tend not perform well on sustainability criteria
(they are often green field and tend to be accessible to only a small population and often only accessible by
car). However they often play an important role in the overall sustainable communities agenda by providing
opportunities for local employment and reducing the need to travel.

The qualitative review raises a number of questions for policy makers, in particular:

A Targeting of resources - should resources be focussed on improving the quality of selected sites, for
examplet hose which are at t he t op teeliftdhenoifito tidenhiylbst
category? Or should it include some less well performing sites which fulfil a specific need (e.g. sites
in rural areas)?

A New allocations - should consideration be given to expanding the allocations of sites which perform
well overall? However, this would need to be balanced with the need to reduce the total amount of
allocated land and achieving a geographical distribution of employment land

A De-allocation - should the poorly performing sites be de-allocated?
A Role of sites - which lower scoring sites should be retained to accommodate low grade employment
uses?

Demand for Employment Space

The different methods of calculating demand (based on past development rates, transactions and enquiries)
result in the following ranges of employment land requirements.

rat el
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Development Rates

Transactions

[SIINES

Office (B1)

Sq m pa Ha pa Sg m pa Ha pa Sq m pa

13,200

3.3

1,704

0.4

1,764

Industrial (B2 & B8)

2,625

0.7

3,431

0.9

13,029

A

Development rates indicate strong demand for office uses transactions and enquiries which are
indicators of occupier demand. However a significant amount of office development has been pump
primed by the public sector and as such development rates do not necessarily reflect true market
demand

In contrast transactions and enquiries data indicate much stronger occupier demand for industrial
uses. This reflects general churn in the market and the lack of new industrial development in West
Cumbria. It probably also reflects the shift in premises provision by the public sector towards Bl
(including light industrial) and away from traditional industrial sheds

Employment projections provide indication of the quantum of floorspace and land that will be required based

on forecast growth in jobs.

The study considered employment projections produced by Experian and

Cumbria Vision and produced bespoke DTZ forecasts to estimate the following long-term changes between
2008 and 2023 in West Cumbria. These employment projections indicate:

A

Office employment to rise by between 600 and 1,600 jobs. This results in floorspace change of
11,100-29,600 sq m and employment land requirements of 2.8-7.4ha, or 0.2 to 0.5 ha pa

Continuing declines in industrial employment of between 600 and 1,700 jobs (excluding trends at
Sellafield). This results in floorspace declines of 19,200-54,400 sq m and a fall in employment land
requirements of 4.8-13.6ha, or -0.9-0.3 ha pa

Warehousing employment to remain fairly static. Under the Baseline scenario it is estimated to fall
by 200, however under the Optimistic scenario around 200 jobs are created up to 2023. This
translates into a floorspace requirement of -13,000 sq m to +13,000 sq m and employment land
requirements of -3.7 ha to +3.7 ha pa, or -0.3 ha to +0.3 ha pa

Baseline Land Requirements

Optimistic Land Requirements

Sq m pa Ha pa Sq m pa Ha pa
Office (B1) 740 0.2 1,973 0.5
Industrial (B2) -3,627 -0.9 -1,280 -0.3
Warehousing (B8) -867 -0.3 867 0.3

From the analysis of past trends and future projections, the following were identified as key features of likely
future demand:

A

Trends in costs and values mean that West Cumbria was and is likely to remain a marginal location
and the public sector will have a key role to play in market creation

Due to its remoteness West Cumbria is predominantly a locally driven market and is likely to remain
so, for all sectors

The potential of the energy sector is an opportunity which must be harnessed. However it needs to
be interpreted in a way which is more appropriate to the private sector. This means a clearer
translation into sites and premises implications
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A West Cumbria has potential to capitalise on the home working phenomenon. However this will
require wider improvements to quality of life in its key market towns

A The Port of Workington could potentially be a key driver in the future given the policy and market
push towards multi modal freight

A There is a shortfall in quality of employment space in West Cumbria which needs to be addressed,
although values will make this challenging

A Future demand is likely to focus on smaller scale, flexible workspaces; there is also an anticipated
growth in demand from the office sector

Gap Analysis

The gap analysis bought together the assessments of qualitative and quantitative supply and future trends in
demand, to identify gaps and opportunities in the employment land portfolio. These gaps informed the
development of the investment strategy. The key issues for West Cumbria are:

A At a quantitative level there appears to be an adequate supply of employment land

A However there is a lack of quality premises across all uses in West Cumbria. Provision of better
quality premises will also be a key factor in supporting economic restructuring in the area, especially
if higher value occupiers are to be attracted. However, the delivery of quality premises is hampered
by values in West Cumbria, indicating the need for public sector support

A In order to retain short and longer term flexibility within the employment land supply we would
recommend that sites are only de-allocated where it is clear they will never be developed for
employment use (e.g. due to location, development constraints or other factors) and/or where there
is an alternative use which would generate benefits over and above employment uses

A It will be important to maintain a geographic spread of employment opportunities, particularly in view
of the rural nature of West Cumbria and accessibility and transport issues. Although the key
concentrations are likely to remain at Lillyhall and Westlakes Science and Technology Park, as well
as in the town centres, consideration needs to be given to ensuring that there is adequate
employment space in isolated rural settlements and ensuring alternative employment opportunities
are provided in locations which will be hit hardest by job losses at Sellafield, e.g. Cleator Moor and
Egremont

A It may be possible to accommodate some Althmuphi r e me

opportunities for this are less limited in rural than in urban areas, there is some scope through
directing developers to opportunities in Workington and Whitehaven town centres and promoting
home working and conversions in rural areas

Investment Strategy

The employment land portfolio should comprise a mix of sites appropriate to current and future demand of a
range of occupiers whilst allowing a degree of flexibility. This assessment has considered both the
guantitative and qualitative supply of employment sites in West Cumbria against current and forecast
demand. It has found that there is an oversupply of land in quantitative terms and a huge variation in the
quality and characteristics of sites. This section recommends the steps that should be taken to ensure the
supply in West Cumbria meets demand.
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There are two broad categories of intervention:

A Policy Interventions - to provide the framework for planning and economic development policy and
align local, county and regional activity. These are split between cross cutting interventions and site
based policy interventions

A Site Specific Recommendations - these relate to the categorisation of the sites and indicate
approaches to improve the qualitative performance of sites

Cross Cutting Policy Interventions

Quality of environment - the quality of the environment and public realm is a key factor that impacts upon market attractiveness of
sites. The focus of environmental enhancements should be the sites identified as priorities for investment and the sites identified for
managements sites in the site based recommendations below.

Quality of life-t he overall 6quality of I|ifed offer is important in
considerations from housing, education, leisure and cultural facilities. Providing a good quality of life offer is particularly important to
attract high-lovalse® amdedtoots and employees in those sectors
Park is a major attraction, but the availability of high quality housing and cultural facilities is more patchy. It is important to promote
development of higher value housing at appropriate locations and enhance provision of cultural facilities in the Key Service Centres to
enhance the overall West Cumbria offer and reduce the pressure on the hot-spots of demand (in and around Cockermouth and
Egremont). The scope for enhancing quality of life should be considered in assessing alternative uses for employment sites.

Quality of build - the standard of construction and design that it is possible to achieve is limited by the rental value of employment
premises. The prevailing low rental values across West Cumbria mean that it is difficult to deliver high specification premises without
public sector support. This is a particular issue raised in relation to development at Westlakes Science and Technology Park.

Home working - it is difficult to predict the impact of home working on the demand for employment land and premises. However,
statistics clearly show an increasing trend for home working over the past 10-15 years across the country, but particularly in rural
areas. Policies should promote home working as it reduces pressure on land and transport infrastructure and is often associated with
self-employment/entrepreneurship. Two key areas for consideration are live/work properties which provide both housing and
wor kspace within one unit; and the provision of o&6wor k huwoskérs
can share facilities and business support services. Home working and live/work properties are likely to be particularly attractive in rural
settlements in West Cumbria where accessibility is poor. The workhubs concept may be suited to Key Service Centres and other
smaller settlements. Planning regulations need to be flexible to facilitate development or conversion for live/work and work hubs and to
avoid constraining opportunities by enforcing a strict separation between residential and business allocations.

Promote alignment across public sector agencies - there are various public and semi-public sector agencies that influence
employment land in West Cumbria. Ensuring consistency across agencies is essential to avoid any potential conflict/duplication
regarding the role of sites, their priority and/or proposals for investment. Allerdale and Copeland local authorities should seek to work
proactively with West Lakes Renaissance to influence the strategy for their portfolios. The local authorities should also lobby Cumbria
County Council as they redefine the categorisation of their sites to ensure it fits with their own priorities.

Supporting business start-up and growth - supporting growth and diversification of the economy through nurturing the emergence
and growth of indigenous businesses and attracting inward investment is a key policy objective. Ensuring the availability of
appropriate accommodation and facilities is an essential aspect of the overall business and enterprise support package. Recent
trends indicate demand for managed workspace which offers communal facilities.

Supporting nuclear sector - We s t Cumbria is the UK&és most i mportant |l ocat
accounting for around a third of the UKo6s arinound ndC%eafr Wect
Energy Coast Masterplan seeks to build on West Cumbriads nu
area globally recognised as a leading nuclear, energy, environment and related technology business cluster. Allerdale and Copeland
local authorities must ensure that the employment land and premises portfolio meets the needs of nuclear sector in order to support
this policy and facilitate the growth of the sector. Take up of premises by nuclear related firms has averaged at 2,300sq m per annum.
It will be important for the authorities to monitor the rate, specification and location of take-up in order to respond to the dynamic

demands of nuclear related businesses.
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Site Based Policy Interventions ‘

De-allocation - sites that are very poor quality and/or better suited to alternative uses should be de-allocated in order to reduce the
quantitative oversupply and allow resources to be focused on sites that are better prospects. However as noted in existing policy this
must not be to the detriment of the overall portfolio of supply.

Loss of employment land - a significant amount of employment land has been lost through the gradual closure of the Rhodia plant
and there is a threat of further losses as businesses close or relocate (i.e. Sekers and Alcan). Sites in employment use are provided
some protection in policy, however there may be a need to respond more proactively to sites as they arise through negotiations with
owners/agents and preparation of supplementary planning documents or development briefs to clearly establish the parameters for
redevelopment. The opportunities to retain the sites in employment use through refurbishment/reconfiguration of space should be
considered alongside the scope for alternative uses to enhance the overall quality of life in the area (as noted above).

Refurbishment/reconfiguration - a significant amount of demand in West Cumbria is for good quality small/medium sized
workspace. Units that are adaptable to meet the changing requirements of occupiers and are available on flexible terms are
particularly attractive to small and start-up businesses and are therefore important to encourage entrepreneurship and meet the
needs of nuclear supply chain companies (which tend to be small scale). Some of the existing employment stock is too large or
outdated too meet the demand of occupiers. The public sector should support refurbishment and reconfiguration of such premises
through policy and funding.

Town centre office accommodation - the lack of office accommodation in the town centres is a particular weakness in the existing
employment portfolio. Enhancing the availability of quality office accommodation in the key town centres (Whitehaven, Workington
and Maryport) through encouraging refurbishment/conversion of town centre premises will be important to respond to the predicted
increase in demand for town centre locations over and above business park locations. It will be important to monitor the types of use
being devel oped on the town centre 6mi xed used6 allocation si

Site Specific Recommendations
The following section sets out the site specific recommendations.

Site Based Intervention Principles

Category Description

Priority Sites that should be the focus of investment to ensure they are bought forward for development due to
their significance to economic growth and sustainability
Retain There are four sub-categories:

Management | Sites that do not require significant investment but should remain allocated for employment use as they
form part of satisfactorily performing industrial estates/business parks and /or are be important to local
economic sustainability of Key Service Centres

Town centre | Sites in and around town centres which are allocated for mixed use and have potential for employment
use'

Consider alternatives | Sites that could be developed for employment use, but may also have potential for other forms of
development. Proposals for non-employment development should therefore be considered on their
merits and in the context of overall regeneration proposals for the wider area

De-allocate Sites should be considered for de-allocation (in whole or part) as they do not perform well on the
qualitative indicators and/or do not provide a specific role that would warrant retention

Note: With the exception of Maryport Harbour all sites under this category relate to Whitehaven town centre
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The following series of tables identify which sites fall in each category. Commentary on issues relating to
key sites are highlighted under each table.

Priority Investment Sites
Ref Category/Site Overall Qualitative Score Total available supply (Ha)

All 2C Derwent Howe 2/170 75% 0.37
All 1D Lillyhall (sites)2/010 D 74% 18.00
All 1E Lillyhall (sites)2/010 E 73% 8.77
C1 West Lakes S & T Pk 73% 35.58
All 13 Port of Workington 71% 6.00
All 2A Derwent Howe 2/011 71% 1.54
All 1C Lillyhall (sites)2/010 C 70% 22.05
All 1B Lillyhall (sites)2/010 B 68% 1.32
All 1A Lillyhall (sites)2/010 A 67% 8.86
C7 Bridge End Extension 66% 2.90
C8 Leconfield 65% 2.47
107.86

Lillyhall is the largest site in West Cumbria and makes the largest single contribution to the existing supply
(over 50ha). Each quadrant has distinct characteristics and therefore scores awarded in the qualitative
assessment vary (between 67-73%). The sites generally score poorly on the sustainability criteria as they
are Greenfield and distant from centres of population. However, Lillyhall is amongst the most attractive in
market terms and accounts for the largest amount of pipeline development in West Cumbria (with the
exception of Sellafield). It has also benefitted from significant investment from public and private sectors
over recent years and provides the market with something that is not offered elsewhere in the employment
land portfolio. With regard to this, the scale of development already completed and the scale of opportunity
remaining, it is important that the development of Lillyhall is supported to allow it to generate critical mass
and become more sustainable and self sufficient. Key recommendations in relation to Lillyhall are:

A Resistance of residential uses

A Integration with existing adjacent employment uses through refurbishment and redevelopment (in
particular Alcan)

A Clear differentiation between roles of Lillyhall and Westlakes Science and Technology Park to avoid
potentially competing for prospective occupiers

A Lillyhall is best placed to cater for a broader mix of employment uses and occupiers that
require larger format premises. Westlakes Science and Technology Park should continue to
be the focus for knowledge based industries (especially those related to the nuclear sector)

A Defining Lillyhall as the location for skills development and Westlakes Science and
Technology Park as the location for research activity

A Focus larger scale occupiers at Lillyhall (rather than sites being sub-divided or incrementally
developed for small scales uses) to ensure sites are retained for large scale uses in Lillyhall and
reduce the potential for Lillyhall to draw potential occupiers away from other locations, especially
regeneration priority areas such as Derwent Howe
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Westlakes Science and Technology Park comprises of two main elements; the existing business park and

undeveloped serviced parcels or land; and additional land allocated to the north and south. The site is one

of the most significant employment sites in West Cumbria, in terms of the role it plays in the local economy

and the availability of land (c.8ha in the serviced parcels plus 19ha in additional allocations) and thus is a

high priority. Key recommendations in relation to Westlakes Science and Technology Park are:

A Continued promotion of serviced parcels (unlikely to be a requirement for investment in
infrastructure in the short-medium term as there is a significant supply of serviced land available)

A Investment in the long term to release extension land (in particular in relation to improving access
from the A596). There also appears to be a continued requirement for gap funding to make
speculative development feasible within Westlakes Science and Technology Park, in particular to
meet the high design and environmental specifications sought

A Differentiate between the role of Westlakes Science and Technology Park and Lillyhall:

A Westlakes Science and Technology Park should continue to be the focus for knowledge
based industries (especially those related to the nuclear sector). Lillyhall is better placed to
cater for a broader mix of employment uses and occupiers that require larger format
premises

A Defining Westlakes Science and Technology Park as the location for research activity and
Lillyhall as the location for skills development

Bridge End Extension - this site would extend the existing Bridge End Industrial on the edge of Egremont.

The site is already the subject of topograplsytamdegreen fidldr o m NW
status it is considered as a priority for investment as it will build on the success of the existing industrial

estate and expand local availability of employment land in a key service centre. Bridge End may also

potentially cater for nuclear based industries.

Port of Workington - this categorisation of port related sites as high priority is in line with the Regional
Spatial Strategy, Regional Economic Strategy and reflects the Port Investment Plan.

Derwent Howe - is a key employment corridor to the south west of Workington. Two sites in Derwent Howe
are categorised priorities for investment (much of the remainder is categorised as sites for ongoing
management). These sites have good frontage on Solway Road but require investment to address potential
ground conditions.

Leconfield Industrial Estate - this site suffers from low demand, however this is understood to be due (at
least in part) to the large format of premises available. Consultations have suggested that there may be
demand for smaller format premises at this location. There may be scope to meet demand more accurately
by investing in redevelopment, reconfiguration and refurbishment. Non-employment uses may be
acceptable on part of the site in order to facilitate such investment. It is understood that discussions are
progressing with Northern Developments Ltd and Space North West to this end.

Management Sites

Ref Category/Site Overall Qualitative Score Total available supply (Ha) ‘
C6 Bridge End Ind Park 78% 5.40
All' 5 Lakeland Business Pk 71% 0.70
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Category/Site Overall Qualitative Score Total available suppl

C3 Sneckyeat Road 68% 4.85
All 12 Oldside 63% 8.00
C5 Haig Enterprise Park 63% 0.20
All 6 Derwent Mills 63% 1.34
All 4 Dovenby Hall 62% 0.00
All 21 Syke Road 62% 0.33
C30 Rear Main St 59% 0.88
All 19 Aspatria Business Pk, Park Road 58% 2.52
All 10 Rise Howe Ind Est 55% 0.53
C11 Frizington Rd 55% 1.47
C2 Whitehaven Commercial Pk 54% 17.90
All 23 Silloth Harbour 53% 0.16
All 7 Low Road 53% 1.02
C31 Market Square 50% 0.18
C15 Devonshire Road (E11) 46% 3.00
All 8 East Causeway Head, Silloth Airfield 45% 1.80
All 9 St Helens Business Pk 43% 1.30
C12 Cross Lane 43% 0.73
C16 Mainsgate Road Ext 35% 2.34
54.65

Whitehaven Commercial Park - despite receiving significant public sector investment in servicing and
infrastructure, Whitehaven Commercial Park attracts little demand from potential occupiers. Its relatively
remote location is often cited as the key detracting factor. The site is the third largest in West Cumbria in
terms of available remaining supply (after Lillyhall and Westlakes Science and Technology Park®) and
therefore it has the potential to significantly influence the employment land portfolio. The site is categorised
as a management site as there is no requirement for investment as a priority to bring it forward for
development, however a proactive approach to management should be adopted, focussing on reinvigorating
marketing activity and repositioning it to target general industrial occupiers.

Mainsgate Road Extension, Millom - this site is the only accessible via the existing book repository (which
is a key local employer) and provides potential for the business to expand. It therefore should be retained

as a management site.

Town Centre Sites

Ref ‘ Category/Site ‘ Overall Qualitative Score  Total available supply (Ha) ‘
C23 Bus Station and Garage 78% 0.35
C22 Bus Depot and Old garage (WTC4) 78% 0.18
Cc21 Quay Street Car Pk 74% 0.30
Cc28 BT Depot 68% 0.90

All 22 Maryport Harbour 68% 17.94
C26 Jacksons Timber Yd 63% 0.47
C29 Coach Rd 63% 0.63
c24 Albion St (N) 61% 0.27
C25 Albion St (S) 61% 0.22
Cc27 Preston St 58% 0.45

21.65

! Excluding Maryport Harbour as it is a mixed use site
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The key issues in relation to town centre sites are:

A

Potentially well suited to employment use, but also suited to other uses such as residential, retail
and leisure/tourism. The sites therefore require careful monitoring to ensure appropriate balance of
development across the centres

Potential to promote provision of quality modern office space in main town centres (and in particular
Whitehaven)

Need to consider proposals on their merits. Sites closest to the marina (Bus Station and Old
Garage and Quay Street Car Park) may be more suited to tourism related uses, sites nearer the
core of the town centre may be suited to office uses whereas sites that are on edge of the town
centre towards Pow Beck are likely to be more suited to light industrial employment use

It is important to note that there may be sites with similar issues in Workington and Maryport,
however none were identified to be included in this study

Consider Alternatives Sites

Category/Site Overall Qualitative Score Total available suppl

Cl4 Pow Beck 69% 8.24
All 14 Former Goods Yd, Derwent Howe 66% 2.50
All 11A Dock Road 2/124 63% 0.80
All 2B Derwent Howe 2/152 63% 4.50
All 11B Dock Road 2/154 60% 2.00
All 3 Main Rd/Hutton Place sites (south of Glasson) 57% 4.80
C10 Cleator Mills 48% 2.76
25.6

p>N

p>N

p>N

Pow Beck - two sites within the Pow Beck development brief are earmarked for employment uses.
Although employment uses may be appropriate, a flexible approach should be retained to land use
on these sites to facilitate wider Pow Beck scheme

Former Goods Yard, Derwent Howe - this site is the subject of proposals for a transport interchange

Dock Road, Derwent Howe - these sites occupy a gateway position in Derwent Howe and Port of
Workington. Some land assembly may be required to make development feasible and whilst they
may be appropriate for employment use, other forms of commercial development may also be
appropriate to raise the profile of this location

Derwent Howe (2/152) - this site is on the western edge of Derwent Howe and is constrained by
topography (raised above adjacent land) and poor access. Non-employment uses which address
these constraints should be considered

Main Rd/Hutton Place sites (south of Glasson) - there are two parcels of land within this site, the
northern parcel is the former coal wash site which may be suitable for employment or other
commercial use, the southern parcel may be suited to soft landscaping as a temporary use to
improve the appearance of this gateway site in the short-medium term as part of the Destination
Maryport initiative

Cleator Mills - is subject to proposals for mixed use development
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De-allocate

Nine sites are suggested for de-allocation (four of these are de-allocated in the Copeland Local Plan. All
sites score poorly on the qualitative assessment (all below 50%) and are either poor quality sites within little
prospect of development or are subject to alternative proposals that are considered acceptable. The loss of
these sites will not adversely affect prospects for local economic sustainability or the ability to meet the
requirements of the target sectors. The cumulative size of the sites is relatively small (20ha) but will go
some way in addressing the overall level of oversupply of employment land.

Deallocate Sites

Category/Site Overall Qualitative Score Total available supply (Ha)

All 16 St Helens (opp Dunmail ) 61% 0.40
C19 Station Yard 48% 1.46
C4 Red Lonning 48% 1.89
C13 Beckermet Industrial Estate 45% 2.57
C18 Furnace Row 38% 4.20
C20 Rowrah Station Yard Ext 38% 0.86
C17 Millom Pier 32% 3.00
C9 Leconfield Extension 32% 5.28
All 17 Moor Rd 29% 0.95
20.61

Overall Quantum and Mix

The tables below show that the sites considered in this Employment Land and Premises Study meet
projected requirements in terms of overall quantum and have the potential to provide a balanced mix of land
that will meet the requirements of various sectors.

Available Land by Category

Category Total available supply (Ha)

Priority 107.86
Retain

Management 54.65

Town centre 21.65

Consider alternatives 25.60

De-allocate 20.61

Total (excluding de-allocations) 209.76

Key Available Sites by Suitability to Use Class

Use Class Key Sites

B1 (a) Office Town Centre sites

Lakeland Business Park

B1 (b) research and development | Westlakes Science and Technology Park
B1 (c) light industrial Lillyhall

Leconfield

Bridge End Extension

Key Service Centre Sites

B2 General industrial Whitehaven Commercial Park
Lillyhall
Powbeck

B8 Lillyhall

Port related Port of Workington
Oldside

Note: This list is not intended to be exhaustive or exclusive
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1.0

1.1

1.2

1.3

Introduction

Overview

This report was commissioned by Allerdale and Copeland Borough Councils. It provides an up to
date and balanced assessment of the portfolio of employment sites which will feed into the Local
Development Framework and wider economic development planning.

Background and Purpose of Study

The report assesses supply of and demand for employment sites in West Cumbria. Its specific
objectives are to:

A Assess the future demand for employment land in the area, by use class

A Assess the future supply of sites for employment uses

A Assess the suitability of individual sites, existing, permitted and proposed, for employment
uses

A Identify sites which are unlikely to be required by the market or are unsustainable for
employment development

A Develop appropriate further policy responses in the light of the supply and demand
assessment

Approach

The approach is in accordance with the three stage approach set out by CLG and as set out below.

Stage 1 Stage 2 Stage 3
Taking Stock of the Creating a Picture of > Il denti fying
Existing Situation Future Requirements Portfolio of Sites
K A A
A 4 A 4

Policy Development, Monitoring and Review
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Sites Considered in this Study

1.4 The table below lists the sites considered in the analysis of supply and demand in this study. The
Steering Group identified the sites at the inception of the study - the objective being to consider:
employment allocations; existing employment sites where some land/premises remains available;
and sites currently in other uses that may be suitable for employment use.

15 During the course of the commission three sites were excluded from the analysis as it became
apparent that they were either completely developed or no longer available for employment use:
Plot D Reedland Road; Annie Pit Lane; and South of UCB. During the commission two additional
sites were identified for consideration (the former Alcan site and Oldside East). These have been
considered in the supply and demand conclusions in context of the quantitative and qualitative
assessments of the sites listed below (but are not listed separately below).

Table 1.1 Sites considered in the Employment Land and Premises Stud

All 1A Lillyhall (sites)2/010 A C1 Westlakes Science and Technology Park
All 1B Lillyhall (sites)2/010 B C2 Whitehaven Commercial Park
All 1C Lillyhall (sites)2/010 C C3 Sneckyeat Road

All 1D Lillyhall (sites)2/010 D C4 Red Lonning

All 1E Lillyhall (sites)2/010 E C5 Haig Enterprise Park

All 2A Derwent Howe 2/011 C6 Bridge End Ind Park

All 2B Derwent Howe 2/152 C7 Bridge End Extension

All 2C Derwent Howe 2/170 Cc8 Leconfield

All 3 Glasson Ind Est C9 Leconfield Extension

All 4 Dovenby Hall C10 Cleator Mills

All 5 Lakeland Business Pk Cl1 Frizington Rd

All 6 Derwent Mills C12 Cross Lane

All 7 Low Road C13 Beckermet Industrial Estate

All 8 East Causeway Head, Silloth Airfield Cil4 Pow Beck

All 9 St Helens Business Pk C15 Devonshire Road (E11)

All 10 Rise Howe Ind Est C16 Mainsgate Road Ext

All 10 Rise Howe Ind Est C17 Millom Pier
All 11A | Dock Road 2/124 C18 Furnace Row
All 11B | Dock Road 2/154 C19 Station Yard

All 12 Oldside C20 Rowrah Station Yard Ext
All 13 Port of Workington Cc21 Quay Street Car Pk

All 14 Former Goods Yd, Derwent Howe C22 Bus Depot and Old garage (WTC4)
All 16 St Helens (opp Dunmail ) C23 Bus Station and Garage

All 17 Moor Rd C24 Albion St (N)

All 19 Aspatria Business Pk, Park Road C25 Albion St (S)

All 20 South of UCB C26 Jacksons Timber Yd

All 21 Syke Road Cc27 Preston St

All 22 Maryport Harbour Cc28 BT Depot

All 23 Silloth Harbour C29 Coach Rd

C30 Rear Main St
C31 Market Square

Note: The following sites were excluded from the study during the course of the commission: Plot D Reedland Rd (All 15);
Annie Pit Lane (All 15); South of UCB (All 20)

Page | 2



DTZ

1.6

1.7

1.8

Sellafield

Sellafield has massive bearing upon employment and the local economy in West Cumbria and
therefore is an important consideration in terms of demand and supply for employment land. The
site accounts for the largest share of employment West Cumbria and 90% of all manufacturing jobs
in Copeland. The significance of Sellafield for the local, regional and national economy is
demonstrated by the weight afforded to it in policy, (see section 2 Policy Context).

However, there is a significant degree of uncertainty regarding the future requirement for
employment land and premises directly and indirectly related to Sellafield and the decommissioning
process. Therefore this study seeks to ensure a balanced supply of employment sites across West
Cumbria whilst seeking to ensure flexibility to cater for spin off opportunities that may arise from
activity at Sellafield.

Report Structure

The remainder of the report is set out as follows:

A Section 2: Policy Context

A Section 3: Supply of Employment Sites

A Section 4: Qualitative Assessment of Sites

A Section 5: Demand for Employment Sites

A Section 6: Gap Analysis

A Section 7: Investment Strategy and Policy Implications
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2.0 Policy Context

National

2.1 The Sub-National Economic Development and Regeneration Review (2007) provides an overall
strategic context, giving local authorities and regions greater incentives to drive local prosperity,
economic growth and regeneration. The paper sets out measures to optimise the economic
potential of cities whilst simultaneously tackling social deprivation. A key part of this focuses on the
need to ensure that local authorities meet the requirements of businesses to create conditions for
economic growth.

2.2 The requirement for Employment Land Review as part of the development planning process was set
out through the Planning and Compulsory Purchase Act (2004). Further guidance has
subsequently been issued in the form of a guidance note’. The specific objectives of the guide are
to assess future demand and supply for future employment land, the suitability of individual sites,
and identify sites that are no longer required or are unsuitable. In doing so it informs the preparation
of development plan documents.

2.3 National planning policy provides a strategic framework for spatial development, with which all
planning policy at the regional and local level must be consistent. Planning Policy Statement
(PPS) 1 sets out sustainable development as the overarching principle and objective of the planning
system. Planning is to advance sustainability by bringing forward sufficient land of a suitable quality
to meet the expected need for economic development, whilst balancing this economic need with
social and environment demands.

2.4 National policy relating to industrial and commercial development is set out in Planning Policy
Guidance (PPG) 4. This seeks to promote economic development in balance with environmental
considerations, with up-to-date, detailed evidence base necessary to reconcile these interests.
Furthermore, it statesthatit he | ocati onal ds8 maakeywnpua fothepreparations s
of development plans. Development plan policies must take account of these needs and at the
same time seek to achieve wideparagmphjl®.cti ves i n the

2.5 PPG4 is to be replaced by Planning Policy Statement (PPS) 4. The consultation draft of PPS 4
broadly supports the PPG4 approach with paragraph 9 stating: ATo ful fil t his r
strategies, at every spatial level, must be underpinned by a robust evidence base to enable regional
planning bodies and local planning authorities to plan effectively and to develop policies which allow
a quick response to changing economic circumstance:

2.6 However, PPS4 does prescribe a more flexible approach in recognition of the fact that future
economic performance is difficult to forecast.

2 Employment and Land Review Guidance Note (ODPM, 2004)
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2.7

2.8

2.9

2.10

211

Regional
Draft Regional Spatial Strategy (RSS)

The RSS is driven by a number of spatial priorities - firstly the regional centres Manchester and
Liverpool and secondly the inner areas surrounding the regional centres. The third priority for
growth is 29 secondary towns and cities outside of the regional centre, including Workington and
Whitehaven. The RSS seeks to focus growth on the centres and inner areas, emphasising areas in
need of regeneration. The RSS notes in particular the need to generate employment opportunities
in West Cumbria, focusing on Barrow, Whitehaven and Workington. These settlements are noted
as potential locations for Regionally Significant Employment. This should be located close to
transport nodes within the urban area.

The RSS sets out a recommended quantum of provision of employment land. The RSS states that
at least 30% of sites should be available (i.e. fully serviced and marketed). For Cumbria the RSS
identifies a requirement of 399 ha of employment land between 2005 and 2021. This is equivalent
to an over-supply, based on current allocations, of 234 ha. However RSS does recognise the
specific issues in Cumbria relating to dispersed settlement patterns and geographic isolation which
mean that a greater degree of choice and flexibility is required to serve discrete labour markets.
Where de-allocations are considered these should be focused on sites which are poor quality, poorly
located or unlikely to become available for development in the foreseeable future. There is a
presumption against release of sites which have the potential to provide an important contribution to
the economy of the local area. This does not mean that new sites cannot be brought forward,
especially those which are more attractive to the market, as long as the overall scale of supply is
reduced.

The framework notes the specific issues in rural areas, and in particular the pressing need for
agricultural diversification in sparsely settled areas. This will involve finding new and innovative
uses for agricultural buildings, ideally for economic activity which has some relevance to the local
area. The RSS also identifies a need to understand the implications of greater home working on
employment land requirements.

The housing policy set out in the RSS also has potential implications in terms of future alternative
uses for employment land. RSS recognises the need for housing market restructuring in West
Cumbria and Furness. In Allerdale a target is set of 4,800 new dwellings outside of the National
Park between 2003 and 2021 (267 pa), and in Copeland the target is 4,140 (230 pa).

The overall spatial policy for Cumbria sets out the following principles of relevance to this study:

A Focus major development within Barrow in Furness, Whitehaven, Workington and Carlisle

A Provide for appropriate development in key service centres and local centres

A Provide a portfolio of employment sites

A Support the restructuring of housing markets in West Cumbria and Furness

A Support the development of higher value knowledge based and specialist industry based

employment opportunities

Page | 5



DTZ

2.12

2.13

2.14

RSS sets development priorities for sub-areas in Cumbria: Carlisle, West Cumbria, Furness and
South and East Cumbria. For West Cumbria these are:

A Develop the roles of the existing centres of Whitehaven, Workington, Cleator Moor and
Maryport in a complimentary manner

A Exploit the potential offered by the local workforce in the field of nuclear research,
development and decommissioning

A Maximise the potential offered by the presence of the University of Cumbria to build a
knowledge based economy

A Explore the potential for tourism based development

North West Regional Economic Strategy (2006)

The North West Regional Economic Strategy (RES) aims to continue the transformation of the
regional economy by buil ding o arebsh & signicgnt onded
performance. The strategy sets out to lower the £13 billion output gap between the North West and
the England average. The RES identifies three major drivers:

A Improving productivity and growing the market (£10 billion of the gap) by focusing on
retaining and increasing the number of added value jobs in the region

A Growing the size and capability of the workforce (E3 billion of the gap) through skills
development and accessibility improvements, focusing in particular on deprived areas

A Creating the conditions for sustainable growth, matching a thriving economy with high
quality natural and built environment, high quality local services and good transport
connections

The RES highlights that Cumbria contributes 6% or £5.5 billion to the regional economy. Poor
economic performance in the sub-region has been exacerbated by contractions in manufacturing
(shipbuilding and nuclear) and agriculture.

Cumbria Assets and Opportunities

Tourism, food and unique nuclear sectors

Tourism - The Lake District

Broad rural economy

New University

Prospects of growth in indigenous enterprises, maritime and creative industries

> > > > > >

Excellent broadband infrastructure

Key Challenges

A Slowest growth rate of all UK sub-regions

Over-dependence on public services, distribution, manufacturing and agriculture
Low wage economy

Low skill and qualification levels

Very high proportion of small firms

Few jobs in business and financial services

Poor connectivity and remoteness from areas of growth

Low concentrations of population

> > > > > > > > >

High concentrations of economic inactivity
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215 The RES highlights a number of 6targetdé sectors 1in

RES Internationally competitive sectors RES Sectors with large and widespread
A Biomedical employment
A Energy and environmental technologies A Maritime, distribution, aviation
A Advanced engineering and materials A Construction
A Food and drink A Visitor economy
A Digital and creative industries A Retail
A Business and professional services A Public sector
A Care/healthcare

2.16  The RES identifies a series of transformational projects by geographic area. West Cumbria is linked
in with East Lancashire, Blackpool and Barrow, given their common need for regeneration:

A Priority is afforded to West Cumbria in relati
nuclear capability, through development of an integrated economic plan for West Cumbria
and specific projects such as the National and North West Nuclear Skills Academy

A Develop the role of higher education in transforming the economy with specific reference
being made to the development of the University of Cumbria

A The need to diversify the economic base in rural areas is advocated by supporting sectors
with growth potential, focusing in particular on lagging rural areas including Allerdale and
Copeland

2.17 The RES identifies 25 strategic regional sites. Only two of these are in Cumbria - Kingmoor and
Westlakes Science and Technology Park - and only one, Westlakes Science and Technology Park
in West Cumbria. The intention is to prioritise the sites for cluster development, business incubation
and university spin-outs of regional importance, in addition to providing high quality locations for
both indigenous and inward investment. The sites are also critical to meeting regeneration
objectives.

Sub-Regional
Cumbria and Lake District Joint Structure Plan (JSP)

2.18 The Cumbria and Lake District Joint Structure Plan (JSP) was adopted in April 2006 and covers the
period 2001-2016. The Planning and Compulsory Purchase Act 2004 introduced a new planning
system comprising Regional Spatial Strategies (RSSs) and Local Development Frameworks (LDFs)
(abolishing the system of structure plans and local plans). Until the new RSS and LDF system is
established the JSP will provide the sub regional planning framework for West Cumbria. During the
transitional period relevant policies contained i
adoption and if necessary that period may be extended.

219 The key 6savedd ISP policies relevant to this stud)

A EM13 Employment Land Provision - aims to ensure an appropriate and readily available
supply of land for employment uses. It identifies employment land in each local authority;

Page | 7



DTZ

2.20

221

2.22

2.23

2.24

2.25

groups the supply in terms of sub county area and market sector; and phases release
across three phases during the lifetime of the plan

A EM14 Development of employment land for other purposes - states that non-employment
uses will be considered on existing employment sites where: the site or premises is likely to
remain unsuitable for employment purposes; or the retention of the site or premises is not
needed to satisfy the requirements of the Key Service Centre or market sector (i.e. policy
EM13)

The JSP states that to meet the requirements of EM13 and EM14 Local Planning Authorities will
need to review land allocated for employment purposes in existing Local Plans to assess its
suitability. It recognises that not all land will be appropriate or will continue to be needed, but
highlights the need for a evidence is that there is an excess in the supply of land in certain market
sectors and sub county areas.

The JSP specifies that only employment sites that are considered to be unsuitable over the full
Structure Plan period or are in excess of the requirements of Policy EM13 will be appropriate for
other uses. In assessingwhet her a site or premises is fAun
given to the availability and quality of alternative sites or premises, the condition of the site or
premises, service infrastructure capacity, and the views of economic development agencies for the

area.

Cumbria Vision Economic Plan: Draft for Consultation (2007)

suitat

Cumbriabds vision is fATo be the flladerasadachiegerthisthieng e cc

strategy seeks to take a two pronged approach:

A Capitalising on the many existing strengths of the County
A Encouraging growth in areas with growth potential where we are underperforming

The strategic priorities are structured around thr

fiEducation and Skillso and dAlnfrastructureo.

The Plan has been translated into 11 strategy action plans. The first six of these focus on key target
sectors for growth:

Energy and environmental technologies
Specialist manufacturing

Tourism

Food and drink

Digital, cultural and creative industries
Outdoor sport and recreation

> D> D> D>

The other five are thematic focusing on:

Employment, education and skills
Housing
Business and enterprise

> > >
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2.26

2.27

2.28

2.29

2.30

A Rural and agriculture
A Connectivity

A number of key projects are identified as being key to the delivery of the Economic Plan. One of

these is the fiEnergy Coast Masterplando for West Cur

ABritainds Energy Coasto West20Qumbria Spati al

The West Cumbria spatial masterplan is a 20 year plan for the development of the economy of the
sub-region. Job losses at Sellafield and in the supply chain as a result of nuclear decommissioning
will have a significant impact on West Cumbria, most notably Copeland where 58% of employees of
Sellafield are resident. Without intervention it is anticipated that decommissioning will reduce the
value of the West Cumbrian economy from £3.5 billion pa to £3.1 billion pa.

The masterplan sets out West Cumbriads economi

intensive nuclear/energy related business, and its significant economic problems i low GVA, above
average unemployment, structural weaknesses in the economy and significant social deprivation.
We s t Cumbri abs geograsp highlghted. e This remoteness is éxacerbated by
poor road communications.

The aims and objectives of the plan are therefore to:

A Help the area grasp the opportunities offered by decommissioning
A Ensure the local economy successfully adapts to the decline in employment at Sellafield
A Sets the framework for private sector investment, building on decommissioning

opportunities and diversifying the local economy particularly around nuclear, energy and
environmental technologies

A Identify a series of transformational and projects which will stabilise the economy, including
flagship and enabling initiatives

A Prioritise and coordinate activity

A Set out a partnership with Government to develop wider energy (supply) and environmental
solutions

The wvision is for We s t Cumbria to create an

Britai mgeys Coarsero which will become recognised

Vision for West Cumbria
By 2027 West Cumbria will be a confident place that prides itself on its strong economy providing
opportunities for all and offering a lifestyle of choice. It will:

A Be globally recognised as a leading nuclear, energy, environment and related technology business
cluster, building on its nuclear assets and its technology and research strengths

A Be a strong, diversified and well connected economy, with a growing, highly skilled population with high

unemployment
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A Project a positive image to the world, and be recognised by all as an area of scientific excellence,
outstanding natural beauty and vibrant lifestyle, which attracts a diverse population and visitor profile

A Provide opportunities for all its communities, where geography is not a barrier to achievement and where

deprivation, inequality and social immobility have been reduced

2.31 The masterplan seeks to harness the potential opportunities presented by nuclear decommissioning
in order to mitigate job |l osses and to diversify t
skill and knowledge base in the energy sector. Nuclear market opportunities revolve around the
decommissioning of Sellafield in the first instance, then building upon this to harness national and
global opportunities in nuclear and non-nuclear decommissioning and to diversify and exploit other
related markets.

2.32  Specific opportunities for growth in the field of environmental technology include:

A Assessment and remediation of contaminated land (applying nuclear experience to non-
nuclear)

A Nuclear new build

A Development of high energy efficient technologies and energy conservation

A Future energy i energy storage technology, renewable energy, localised energy production

A Remote monitoring and handling including remote sensing and robotics

A Nanotechnology toxicology, linked to healthcare sciences

2.33  The spatial strategy involves the development of an energy and environment cluster in a coastal
corridor from Sellafield to Workington. The provision of land and property in suitable locations and
of an appropriate type and quality will be an essential factor in achieving these ambitions. Sellafield
and associated sites would be the centrepiece; other key locations are Westlakes Science and
Technology Park, Lillyhall Business Park, Workington and Whitehaven. Industrial and business
parks around Egremont, Cleator Moor and Whitehaven will be important in supporting new
enterprises in the cluster and providing local opportunities for communities most affected by
decommissioning.

2.34  Key projects already identified which can be linked to a specific site or sites or location are as

follows:

Project Site/Location Progress (Sept 2008)

National nuclear laboratory Sellafield and satellite at Westlakes Still in discussion

expansion Science and Technology Park

Dalton Cumbria Facility Westlakes Science and Technology Park | Still in negotiation. In Sept Dalton Institute
awarded £5 million to fund nuclear education
and research at its facilities.

Nuclear Academy North West | Lillyhall To be located in the Energus Building on
Lillyhall Business Park currently under
construction
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Project

facilities

Conference and meeting

Site/Location
Possibly , Derwent Howe, Pow Beck,
Dovenby and/or Whitehaven

Progress (Sept 2008

Study into conference facility provision
throughout Cumbria commissioned by
Cumbria Vision. Results not provided to this
study

Enterprise Hubs (like the
Network Centre Millom)

Up to 6 in key centres of population -
Millom, Egremont, Cleator Moor,
Maryport, Whitehaven, Workington

Locations and details to be determined.

University of Cumbria

Lillyhall (and connections to Westlakes
Science and Technology Park)

Phase 1 to be located in Energus building,
due to open 2009. University has option on
Lillyhall Business Park for next phase

New acute services hospital
and health campus

TBD

Several sites under consideration by the
Hospital Trust, including sites at Lillyhall and
Westlakes Science and Technology Park and
the Ginns in Whitehaven

2.35 There will be other more general needs relating to both office and industrial uses which will require
new premises and it is essential that land is provided to deliver this. The masterplan notes a
shortage in high quality business accommodation and in business meeting and conference facilities.
Furthermore despite an apparently high employment land supply, there is also a lack of readily
available sites.

2.36  The masterplan sets out a hierarchy of sites as follows.

Category Site Name Proposed Use
Strategic Sites Westlakes Science and Technology Park High quality offices
Lillyhall Large scale manufacturing
Nuclear related
Short Term Leconfield, Cleator Moor Industrial
Priorities Nuclear decommissioning
Possible release of some land
Bridge End, Egremont Expansion of existing nuclear related, plus small
workshop/office
Moresby Parks/Whitehaven Commercial Park | Not specified
Medium Term Derwent Howe Mixed use - commercial, leisure, education, retail
Priorities
Dock Road Area, Workington Port related
Glasson Industrial Estate, Maryport Focus on small units to meet indigenous demand,
relocate heavy industry
Pow Beck Mixed use - retail, commercial, sports.
Employment, residential
Derwent Forest Tourism and leisure
Other Key Sites Cleator Mills New executive housing
Devonshire Road, Millom Reconfigure to meet local needs, especially
Other industrial estates/business parks through reducing size of units
2.37  The masterplan also notes the potential for (limited) attractive and high quality premises in Key

Service Centres and Local Service Centres within the National Park, from Keswick to the west
coast, which could support the objectives of Energy Coast.
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2.38 Creative communities are another area of suggested growth. It is suggested these should be
encouraged to cluster around Whitehaven and Maryport harbours.

2.39 The masterplan also flags up the potential of West Cumbria to offer a high quality of life and the
need to maximise the ICT opportunity, building upon Digital Whitehaven, to facilitate remote
working. It suggests there may be potential for live-work units and networks to support remote
workers.

240 | mprovements to connectivity are also critical to

A The Parton-Lillyhall Scheme which involves the construction of a new 5.1km two-lane dual
carriageway commenced in 2007

A A study of the Port of Workington has resulted in a 10 year investment plan

A PFI funding has been approved for the Carlisle Northern Development Route which will
improve connections between West Cumbria, Scotland and the North East of England

A Major redevelopment plans for Carlisle airport have been announced with the prospect of
flights to London in 2-3 years and possible expansion into air freight distribution
2.41 A series of other transport priorities are identified in the masterplan:
A Improvement of the A66 strategic route into Cumbria

A Improvements to local pinch points around Whitehaven and Workington - priorities include
the Whitehaven Eastern Bypass, the Workington Southern Link, A5086 improvements
(Egremont to Cockermouth) and Pow Beck Spine Road

A A595 improvements North and South (low cost improvements)
A Development of marina and port facilities in Whitehaven and Maryport
A Explore opportunities for a West Cumbria airfield

2.42  Funding commitments have not been made to any of these projects.

2.43  The Masterplan notes the importance of providing a choice of high quality housing to attract new
workers. It specifically notes opportunity locations around Egremont, Cleator Moor, Cleator Mills,
east of the A595 corridor and south of the A086. It identifies potential for the release of poorly
performing or vacant commercial sites for residential use.

Cumbria Employment Land Study

2.44  The study was undertaken to identify a number of sub-regional investment sites for inclusion in
NWDAG s i nvest ment portf ol i milion.wdhetstudy agmpnstated amat el y
undersupply of truly available employment land in all parts of Cumbria, except Copeland. It also
highlighted a shortfall in sites which meet modern needs, especially within the business/science park
market sector.
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2.45

2.46

2.47

2.48

2.49

2.50

All the sites recommended for investment by the study are in Carlisle or South Lakeland:
A Canal Head, Ulverston

A Shenstone House, Kendal

A Rose Hill Industrial Estate Car Park, Carlisle

Durren Hall Industrial Estate and extension, Carlisle

Upperby Rail Sidings, Carlisle

> > >

Petrol Terrace, Carlisle

Site exclusions were predominantly for market demand reasons, especially in West Cumbria where
it was considered there tends to be an oversupply of land and a lack of evidence of demand for any
additional land. Sites along the West Coast were also identified as having highly limiting strategic
access constraints.

Local

Lake District National Park Employment Land Study

The study was undert ak e DistribtWatiégnal iParkd Autharritp (LDNPA).e Kel a k e

findings which have implications for West Cumbria are set out in the paragraphs which follow.

The main issue in the Lake District is the shortage of available land to accommodate large scale
employment development. As a result the Lake District will continue to cater for new and existing
businesses while some successful ones will move outside of the National Park to enable them to
expand. This issue is exacerbated due to the pressure for release of employment land in the
National Park for alternative uses, especially residential and leisure. The authority is encouraged to

work with | arger than average employers to discour
Cumbria.
This shortage of land is highlighted in the following figures:
A Only3.7ha or five sites were ranked as Obestd site
a valid planning permission
A Only eight sites had vacant land recorded on them
A Six sites had under-use identified amounting to half of the opportunity land identified,
combined to equal 2.0 ha
The employment land supply equates to only around six years. As a result the LDNPA needs to
identify additional land for employment uses. The study recommends:
A A focus on the following larger settlements: Gosforth, Bootle, Braithwaite, Broughton in
Furness, Lindale, Portinscale, Staveley, and Threlkeld
A Protection of the 6bestdéd, high scoring sites
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251

2.52

2.53

2.54

2.55

A Identification of new land in areas where there is currently no or little supply and where there
is identified demand, such as large and medium sites in Copeland

A Identification of a site for the development of a business park within the National Park to
meet the needs of knowledge based higher value businesses

A Protection of the largest sites irrespective of the overall score

A Giving consideration to the expansion of existing sites including outside the existing
settlement boundaries

A Working with other neighbouring authorities to coordinate activity

Overall the study requires the LDNPA to take a more pro-active approach to employment
development, although this does include joint working with adjacent authorities, particularly
Copeland.

Copeland Local Plan

The Copeland Local Plan identifies economic regeneration as fundamental to creating a good
quality of life in Copeland. The Council wishes to encourage a diverse economy, healthy town
centres, access to jobs for all who want then and social exclusion addressed. The planning system
has a key role to play in achieving these objectives by:

Identifying a supply of employment land
Making town centres more attractive for investment

A
A
A Encouraging the development of tourism
A

Supporting the rural economy

To counteract the projected loss of jobs from the nuclear industry from 2010 onwards and continued
decline in the manufacturing sector the Council is seeking to attract 8,500 jobs over the plan period
to 2015. These will be in sectors which can operate competitively in a peripheral location. The
Local Plan recognises that the requirements of these sectors are such that mixed use policies may
be more appropriate in some locations than employment policies.

The plan states that new job opportunities for over 7,000 people are required over the plan period. It
is important to ensure a range of sites are available which are attractive, accessible, services and
environmentally acceptable. The plan proposed approximately 88 ha of employment land, sub-
divided into:

A Business/Science Park (Westlakes Science and Technology Park): 50 ha
A Strategic employment (Whitehaven Commercial Park): 13 ha
A Local Employment Sites (several): 24 ha

The plan also identified three employment opportunity sites: Former Marchon Site in Whitehaven,
Whitehaven Pow Beck Development and Leconfield Industrial Estate.
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2.56

2.57

2.58

Allerdale Local Plan

Large parts of the Plan Area owe their rapid early development and prosperity to the growth of the
coal and steel industries. Not surprisingly, the demise and contraction of these industries has led to
a loss of that prosperity and a legacy of other problems. Despite considerable diversification of the
local employment base, the symptoms of the decline of these traditional industries are still evident,
especially in the southern part of the Plan Area. Elsewhere in the Plan Area the employment
structure is more akin to a predominantly rural area. Employment problems in the northern parts of
the Plan Area are a result of continuing decline in agricultural employment and incomes, leading to a
need to diversify the rural economy and a historic over-reliance in each of Wigton, Silloth and
Aspatria upon one or two major employers leading to a need to diversify the urban economy in the
north.

The Plan seeks to set up a framework of policies and proposals which will lead to the development
and expansion of the local economy, encourage a greater number and variety of local job
opportunities to meet local employment needs and to further reduce the level of unemployment.
The following more specific aims are:

A To encourage a steady growth in employment
A To achieve a sustainable pattern of development

To allocate a Strategic Employment Site, Business Parks and Local Employment Sites in
appropriate locations

A To encourage both inward investment and diversification of the local economy

A To encourage the provision of new road links where appropriate

A To encourage the development of fhrownfielddsites in preferencetofige e n fsitee | d 0
A To seek to co-ordinate the provision of new housing and new job opportunities

A To encourage the provision of training and education facilities

A To encourage rural businesses and farm diversification

The plan identifies 138 ha of allocated supply throughout the District. The plan has a clear focus on
the Workington/Maryport/Cockermouth triangle and recognises the need to drive employment
development here to meet regeneration objectives. Lillyhall is identified as the key opportunity, and
others are Derwent Howe, Glasson and Port of Workington. Key settlements in rural areas are also
identified priorities, specifically Wigton, Siloth and Aspatria.

Implications for Employment Land Review

A The policy environment focuses on economic restructuring and diversification in West Cumbria

A In West Cumbria key opportunities are identified as the energy/nuclear sector. The challenge will be translating these
aspirations into land and premises needs

A There is a clear focus on town centres and Key Service Centres and these are identified as the locations in which
development should be concentrated

A The loss of employment from traditional industries and the nuclear sector will not all be replaced by higher value

industries. As a result it is essential not to lose sight of more general employment needs in employment land planning
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3.0

3.1

3.2

3.3

Taking Stock of Supply

Introduction

This section provides an audit of the existing and pipeline supply of sites and premises across West

Cumbria. Itis split into two main sections:

A Existing Supply - describes the main existing employment areas in West Cumbria, the
trends in total employment floor space, the extent to which supply has been reduced by loss
of employment land to alternative uses. It concludes by providing a snapshot of business

premises currently available

A Pipeline Supply - considers supply of employment premises across West Cumbria by
identifying developments under construction, with planning permission and other emerging

proposals for development
Existing Supply
Key Existing Employment Areas

We s t

Cumbr i a6 s entemeiasnaredoomul in @andraround the main towns of Copeland and

Allerdale, and many of the areas of employment land comprise more than one industrial estate.
There are other notable sites located throughout the area including the smaller settlements and rural

locations.

The table below summarises the largest and most significant areas of employment land in West

Cumbria. The tabl e shows

t he

Table 3.1 Key existing areas of employment

Area e na a

6 maachkbg Cumbria €dunty Gouncilsaarsdi g n e d
area of land currently available. Further commentary on each area is provided below.

Allerdale

Lillyhall Strategic Employment and Local Employment 52.48
Derwent Howe (Clayflats) Local Employment 6.04
Industrial belt between Workington and Maryport Local Employment 2.23

A St Helens Business Park

A St Helens Business Park, Flimby

A Risehow Business Park

South of Maryport Local Employment 4.8

A Glasson Industrial Estate

A Solway industrial Estates

Derwent Mills, Cockermouth Local Employment 1.34
Lakeland Business Park, Cockermouth Business Park 0.7
Copeland

Westlakes Science and Technology Park Business Park 24.66°
Whitehaven Commercial Park Strategic Employment 12.93
Sneckyeat Road Industrial Estate, Whitehaven Local Employment 1.72
Bridge End Industrial Estate, Egremont Local Employment 2.9 extension®
Leconfield Industrial Estate, Cleator Moor Local Employment 5.28 extension®
Devonshire Industrial Estate, Millom Local employment -

'All erdale Borough Counci

available for Solway Industrial Estate

| 6s pipeline supply

’From Westlakes Properties (17ha allocated in the extension plus 7.66 serviced in plots)
®Existing Industrial estates fully developed, but land available in adjacent extension sites

dat abase

identi fi
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3.4 The following provides a brief description of the employment areas identified in the table above:

A Lillyhall -Li I I yhall is Allerdaleds main employment a
manufacturing and distribution location, however it is also seen as an emerging mixed use
employment area. Located on the A595 to the south east of Workington, Lillyhall is
considered to be a strategic industrial area suitable for industrial and commercial use by
local and inward investors. Lillyhall is divided into four main quadrants: Lillyhall North, East
and West and Lillyhall Business Park. The diversity of the industrial estate is evident from
the occupiers in each quadrant

A Lillyhall Northi s home to Eddie Stobartés transport

A Lillyhall Business Park extends to 23 ha. Lillyhall Business Centre, a 26,000 sq ft
office development, has recently been completed near the main business park area
and provides 19 office and eight studio units. Occupiers at the business centre
include accountants, health safety specialists and public sector agencies. In the
vicinity of Lillyhall Business Park, Energus, formerly known as The Nuclear
Academy, is currently under construction on a 7.3 ha site. Energus will be a two
storey state of the art building, 5,500 sq m of floorspace and includes construction
workshops, training and meeting rooms a lecture theatre and a learning resource
centre to support hot-desking and distance learning. Cumbria University are also
planning to take the first floor of Energus

A Lillyhall West is home to Lakes College, West Cumbria, a number of car
showrooms, Cumbria Ambulance Service and a range of other general industrial
users

A Lillyhall East is the most traditional industrial area, with a range of industrial uses,

including some very low grade uses to the rear of the site. The Alcan plant was
also located within Lillyhall East

A Whitehaven Commercial Park - is 2 miles east of Whitehaven at Moresby Parks. The site
is fully serviced and includes a main estate loop road with entrance points to vacant plots.
The site is owned by NWDA who developed two speculative units in 1995 which are
occupied and Copeland Borough Council és commer
located at the site, however the majority of the site remains undeveloped. The site suffers
from poor access and visibility, however the proposed Whitehaven Eastern Relief Road
would improve the former

A Derwent Howe/Clay Flatts, Workington - is a corridor of land, predominantly in
employment use on the western edge of Workington. It stretches from Workington Railway
Station in the north, either side of the railway line and Solway Road (A597) to the junction
with Mossbay Road (B5296) in the south. The area includes the (former) Corus steelworks,
Clay Flatts Industrial Estate and Derwent Howe Industrial Estate and some non-employment
uses most notably the Derwent Howe Retail Park. There is a wide range of occupiers in the
area such as equi pment hire, buil dersé yards/
manufacturing and warehouse premises in the Derwent Howe Industrial Estate. There are
several vacant plots of land throughout the area. There is a mixture of public and private
ownerships across the area. Clay Flatts Industrial Estate is predominantly owned by
Northern Trust and managed by Whittle Jones
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3.5

3.6

Industrial belt between Workington and Maryport - a stretch of industrial development
runs along the coast between Workington and Maryport. This area includes St Helens
Business Park Flimby, St Helens Business Park Siddick and Rise Howe Industrial Estate.
St Helens Business Park, Siddick is located to the west of A596 opposite Dunmail Shopping
Centre and comprises three freestanding modern warehouses with integral office space. St
Helens Business Park, Flimby is located on the west side of the A596 includes large format
manufacturing/warehouse occupiers including one of the largest paper mills in Europe and a
chemical plant. Rise Howe Industrial Estate has limited frontage to the A596 but extends
back from the main road a considerable distance. The estate caters predominantly for low
grade local users

South of Maryport - the area of employment land to the south of Maryport includes two
main industrial estates either side of Main Road (A596); Glasson and Solway. Glasson
Industrial Estate is located to the north west of the A596 is a small dated industrial estate
developed in the 1980s comprising of five terraced units. It is owned by Northern Trust and
managed by Whittle Jones, their associated management company. Solway Industrial
Estate is located to the south east of the A596 and has 45 relatively modern units. Both
estates are occupied by predominantly local companies mainly undertaking lower end
general industrial activity, however there are plans to raise the quality of provision on
Glasson (see pipeline)

Lakeland Business Park, Cockermouth - a good quality business park in a low density
environment on the edge of Cockermouth. The park is owned and managed by Ashtenne
Space Northwest. Lakeland Business Park provides 33 self contained office within seven
detached two storey business units. The seven units total approximately 35,000 sq ft gross
internal area. The suites are available on flexible terms accommodation is available at rents
of £7 - £10 psf. Good access to the A66 coupled with an attractive environment ensures
this is an attractive location for both local occupiers and inward investors. The park is
popular with occupiers; examples include NFU Mutual, TC Properties Ltd, Saint & Co
accountants and Northern Development Company

Derwent Mills, Cockermouth - a popular industrial estate built in the mid 1980s owned by
Northern Trust which provides small to medium sized units. Accommodation is in the form
of two detached factory units and three blocks arranged in a courtyard style of eight terraced
units which provides industrial accommodation for predominantly local users

The other employment areas in Allerdale tend to be much smaller and distributed throughout the
more rural areas to the north of the borough. The exception being the Dovenby Hall Estate which is
situated between Cockermouth and Maryport. This has been developed/refurbished by Northern
Developments Ltd on behalf of the owner M-Sport for own use together with some generally
available office space.

The main employment sites in Copeland (in addition to Sellafield) are:

A

Westlakes Science and Technology Park - this is a large high quality landscaped
business park of c.54 ha that has seen continued development since the early 1990s, with a
vision to create a knowledge campus of international significance where links between
business and higher education would be combined to create employment opportunities, with
a specific emphasis on the nuclear and wider energy sector. The headquarters of the
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Nuclear Decommissioning Authority is based here and the park is home to a significant
number of nuclear related businesses. By 2010 the Park aims to be the major knowledge
based employment site in West Cumbria with a target employment level of 1,500 people.
There are over 70 organisations/businesses currently resident at Westlakes Science and
Technology Park including; Gleeds (surveyors), Jordan Nuclear, Nu-tech Associates Ltd,
Cumbria Chamber of Commerce and the University of Central Lancashire. Accommaodation
is available at rents of £12-£14 psf. Fully serviced development plots are available for
immediate development, plot sizes range from 0.5ha to 1.7ha, all plots have outline planning
permission for B1 offices and laboratories and B1/B2 manufacturing. A further 17 ha of
employment land has been allocated to extend the Park to the north and south

A Sneckyeat Road Industrial Estate, Whitehaven - this is a small well established and
popular industrial estate located approximately 2 miles south east of Whitehaven, serving
predominantly local needs. The estate is owned and managed by Ashtenne Space
Northwest. The estate provides small to medium sized industrial units (500-3,000 sq ft)
which date from the 1980s and 1990s, gross internal floorspace totals approximately 45,000
sqft. Theunitsatthi s | ocati on have been fitted out to
units having small offices. Accommodation at this location is for £3.25 for larger units and
£5.20 for the smaller units

A Bridge End Industrial Estate, Egremont - a popular industrial estate owned and managed
by Ashtenne Space Northwest. The estate is located 6 miles south of Whitehaven and has
proved to be very popular with the nuclear industry due to its proximity to Sellafield, which is
5 miles to the south. The estate provides a mix of small and medium sized industrial units.
Occupiers include James Fisher Nuclear and Graham Engineering Supplies and Equipment

A Leconfield Industrial Estate, Cleator Moor - a mixed industrial estate predominately
owned by and managed by Ashtenne Space Northwest, located 4 miles to the east of
Whitehaven. There are 19 units in total which provides over 100,000 sq ft. The estate
provides a range of small, medium and large industrial units dating from the 1960s and
1980s. The larger units in particular are difficult to let. Occupiers are predominantly local
users undertaking general industrial activities. An area of land to the south east of the
estate has been allocated for potential expansion of the business park

A Devonshire Road Industrial Estate, Millom - a well established industrial estate built after
the closure of the local ironworks and now owned by Space North West and Northern Trust.
The estate is situated on the southern outskirts of Millom. It provides a range of small to
medium industrial units (700-5,000 sq ft). The gross internal floorspace totals 26,824 sq ft
approximately. The Northern Trust owned units are larger and generally well occupied,
whilst the smaller Space North West units have high levels of vacancy

3.7 There are a number of smaller clusters/sites of employment activity operating in Copeland such as
Red Lonning Industrial Estate and Haig Enterprise Park in Whitehaven, Frizington Road Industrial
Estate in Frizington, Beckermet Industrial Estate and Greengarth Business Park towards Sellafield®.

3 Greengarth is located within the Lake District National Park and so is excluded from this study
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3.8

3.9

3.10

3.11

Total Employment Floorspace

Table 3.2 below shows the total amount of commercial floorspace in West Cumbria in 2007. Table
3.3 shows the change over the past five years in compared to Cumbria and the North West.

Table 3.2 Total Commercial Floorspace, 2007 (thousand sq m)

. Allerdale Copeland West Cumbria Total Cumbria
Offices 75 83 158 584
Commercial Offices 44 65 109 407
Other Offices 31 19 50 178
Factories 751 172 923 2,369
\Warehouses 316 70 386 1,436

Source: Commercial and Industrial Floorspace and Rateable Value Statistics, Office of National Statistics, 2007

The latest information shows a total of 158,000 sq m of office space in West Cumbria, approximately
70% of which is commercial office space. West Cumbria accounts for 27% of
supply. The total amount of office space increased by 12% (+12,000 sq m) over the past five years.
This is a faster rate of growth than in the county (+8%) or region (+4%). However, office space
accounts for a smaller total share of all floorspace in West Cumbria (10%) than in Cumbria (12%)
and the North West (14%). A significant amount of new commercial office space relates to the
construction of Westlakes Science and Technology Park in Copeland.

There is a total of 923,000 sq m of factory floorspace in West Cumbria, approximately 80% of this is
in Allerdale. The total amount of factory floorspace increased steadily year on year up until 2006
and then fell back in 2007 to create an overall reduction of 27,000 sq m (3%) over the past five
years. The total amount of floorspace in Cumbria increased slightly over this period, but the wider
across the region is reduction (-8%) which reflects a general pattern of decline in manufacturing and
growth in service sector industries.

The total amount of warehouse space in West Cumbria is 386,000 sq m, similarly to factory space
the majority (80%) is located in Allerdale. Since 2003 there has a slight increase (2%, 7,000 sg m)
in warehouse space.

Table 3.3 West Cumbria 2003-2007 (thousand sq m)

Cumbr i

004

West Cumbria
Offices 141 140 144 147 158 17 12%
Commercial 96 95 96 99 109 13 14%
Other 45 45 a7 48 50 5 11%
Factories 950 943 1008 1061 923 -27 -3%
Warehouses 379 377 390 394 386 7 2%
Cumbria
Offices 541 544 549 568 584 43 8%
Commercial 364 367 376 395 407 4 12%
Other 178 178 173 173 178 0 0%
Factories 2337 2,355 2,470 2,445 2,369 32 1%
Warehouses 1300 1,342 1,389 1,424 1,436 136 10%
North West
Offices 11,017 11,236 11,060 11,322 11,508 491 4%
Commercial 8,661 8,841 8,861 9,091 9,255 594 7%

Page | 20




DTZ

3.12

3.13

3.14

3.15

2006 2007 Change % change
Other 2,356 2,395 2,199 2,231 2,253 -103 -4%
Factories 35,545 34,726 34,205 33,551 32,615 -2,930 -8%
Warehouses 23,559 23,857 23,660 24,276 24,604 1,045 4%

Source: Commercial and Industrial Floorspace and Rateable Value Statistics, Office of National Statistics, 2003-07

Loss of employment sites to other uses

The table below identifies four sites in West Cumbria where the closure of an existing business has
resulted in the loss of land in active employment use. These sites total 87 ha.

Table 3.4 Loss of employment land

Description Area employment
land lost/at risk
Allerdale
Former Corus site Emerging proposals for mixed use development on the site (22ha in 19 ha
total) would retain part for employment uses (c. 3ha).
Former Alcan site The closure of the Alcan plant at Lillyhall has generates interest to 15 ha
date for housing or retail uses. However, given the overall character
of Lillyhall and its importance in providing local employment
opportunities, Allerdale Borough Council are keen to retain it in
employment use.
Copeland
Former Sekers site Agents assert that no commercial enquiries have been received for 2ha
the site over the past 18 months however the site has attracted
interest from residential developer.
Former Rodia Chemical Site has contracted and workforce gradually reduced until operation 51 ha
works (also known as finally closed in 2005. At its peak the site employed c.2,500 staff.
Marchon) Redevelopment proposals will see majority of the former plant area
(51ha) reclaimed for public open space and an area to the north
(c.4.5ha) retained for employment use.
West Cumbria Total 87 ha

Note: Figures rounded to nearest hectare

The table illustrates that there is pressure for non-employment uses on these sites and thus
emphasises the need for a strategic approach to considering redevelopment of such sites.

Messages from Consultations about supply

Overall supply: Commercial property agents believe that overall in general terms there is ample
supply to meet demand at a range of rents and locations which is capable of meeting most if not all
potenti al 0 ¢ ¢ Agentseconsider tmae tkedesis. adequate good quality office supply in
locations such as Westlakes Science & Technology Park, Dovenby Hall and Lakeland Business
Centre. They also perceive there to be a good quality industrial supply.

However this view is based upon current requirements, rather than requirements which may
generated through economic regeneration and as such other stakeholders, both public and private,
do not agree. Such stakeholders perceive a general lack of quality of supply in all sectors. They
also perceive that values restrict the level of quality which can be achieved without gap funding.
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3.16

3.17

3.18

3.19

3.20

3.21

Town Centre: Stakeholders raise issues about the quality of general office supply, particularly
given the sector focus of Westlakes Science and Technology Park (nuclear). In particular the town
centres throughout West Cumbria tend to lack new/high quality office accommodation. This is
directly related to both low levels of demand and viability issues. When better quality space has
been built out of town this has been taken up; for example, HMRC have relocated from Whitehaven
town centre to Lillyhall. A key consideration is whether key occupiers be retained within the town
centres, which are arguably more sustainable locations, if the quality of supply was available. The
quality of the offer is critical to its market attractiveness - consultees stated that quality space in town
centres tends to stick on the market when it becomes available.

Nuclear Sectors: There are concerns whether the right mix/type of accommodation is available to
meet current and future requirements. However it is extremely difficult to interpret the exact nature
and scal e o frequirdmentss Axsuch théresis a risk attached to trying to second guess
whatt he sect or 6s anmé¢his dsk maylee perckiwed as too high, especially to the private
sector. The low values in West Cumbria simply add to this risk.

Rural Sectors: There is a view that the acquisition of the NWDA portfolio by Space North West
(SNW) has impacted negativelyon o6r eal 6 marginal tualdocaltiand. BNW hms increased
rents and restructured lease agreements to reflect market terms which are sometimes beyond the
reach of local businesses. The market view is that this clearly shows the viability of some locations,
e.g. Bridge End and Seascale, and the non viability of others, e.g. Millom and Leconfield. There is
perceived to be a shortage of workshop space in rural areas; some consultees feel that the focus
should be on provision of flexible managed workspace (possibly hybrid units) in Key Service
Centres. The focus in North Allerdale should be on making what is there work better rather than
necessarily additional supply. The only exception to this is Wigton where there is market evidence
of demand for additional space. It is considered that this could be delivered speculatively due to the
strong local demand in this location. However it is unlikely that such schemes are viable in most
other locations.

Current Availability of Employment Premises

The West Cumbria Development Agency has provided information on the availability of office and
industrial floorspace from their databases, however there are some gaps in the details of availability.
The data is analysed below.

Office Space

Allerdale has 47,260 sq ft of office accommodation currently available according to WCDA. This
equate to approximately 6% of supply4. Workington has the largest amount of available office
accommodation in Allerdale with 29,818 sq ft,
available office accommodation. Cockermouth has the second most available office
accommodation with 13,500 sq ft (28.56%) of total available office accommodation.

WCDA records show that Copeland has 34,144 sq ft of office accommodation currently available,
this equates to 4% of supply’. The WCDA records show availability of 30,000 sq ft at Greengarth
Business Park, near Seascale which is being targeted specifically at the nuclear sector.

* Using Commercial and Industrial Floorspace figures ONS 2007 (p19)
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Table 3.5 Availability of Office Floorspace by Settlement®

Location ‘ Area sq ft ‘ WCDA Comment
Allerdale
Cockermouth 13,500 | Includes:
A Dovenby Hall Estate
Maryport 966
Wigton 2,976
Workington 29,818 | Includes:
A 8,000 sq ft of building John Peel House requiring fitting out
A circa 9,000 sq ft of low quality offices
Allerdale subtotal 47,260
Copeland
Greengarth  Business 30,000 | Targeted specifically at the Nuclear market
Park, Seascale
Westlakes Science and 1,652 | Delays being encountered on developments in pipeline
Technology Park
Whitehaven No figure available | Primary all low quality offices requiring extensive refurbishment
Copeland subtotal 34,144
West Cumbria Total 81,404

Source: West Cumbria Development Agency

Industrial Space

3.22 WCDA records show 210,474 sq ft of industrial floorspace currently available in Allerdale.
Workington has the largest amount of available industrial accommodation with 183,569 sq ft; this
represents 87% of all industrial accommodation available in Allerdale.

3.23  Copeland has a total of 196,514 sq ft of industrial floorspace available. Cleator Moor accounts for a
large proportion (78%). Whitehaven has a relatively small amount of industrial accommodation
available (c.10,000 sq ft).

Table 3.6 Availability of Industrial Floorspace6

Location ‘ Area sq ft ‘ WCDA comments ‘
Allerdale

Aspatria 2,959 | Space NorthWest Units

Fletchertown 1,031

Keswick 1,500 | Former Cumberland Pencil Factory to be developed

Maryport 3,105

Wigton 18,310 | Space NorthWest Units

Workington 183,569 | Includes:

A 41,000 sq ft of questionable quality
A 60,000 sq ft of workspace is currently planned for 2009 (excluding
Eatonfield and Rhymerés aspiraticd

Allerdale subtotal 210,474

Copeland

Cleator Moor 154,115 | 120,000 sq ft is of questionable quality

Egremont 12,723

Millom 19,672 | Space NorthWest units available (Northern Trusts Units Occupied)
Whitehaven 10,004 | 7,508 sq ft is of questionable guality

Copeland subtotal 196,514

West Cumbria Total 406,988

Source: West Cumbria Development Agency

® Requests have been made to WCDA for further clarification on the details of this information
Requests have been made to WCDA for further clarification on the details of this information
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3.24

3.25

3.26

3.27

Pipeline Supply

Pipeline supply relates to sites and premises either:

A Under construction

A With planning permission, but where development has not yet started

A Proposals (not requiring planning permission, or where a planning application is yet to be
submitted)

Under construction

There is very little development currently under construction in West Cumbria (6.61 hectares in
total). Sites at Lillyhall account for two thirds (4.08ha) of those under construction. The construction
of a County Council depot and NWDA units at Joseph Noble Road, Lillyhall on a 2.24 hectare site is
the only office (Bla) space currently under construction in West Cumbria. This scheme also
includes B2 industrial and B8 warehouse space. Approximately one quarter of supply under
construction (1.74 hectares) relates to plant/storage facilities within Sellafield. The remaining
schemes under construction are small scale developments (with no particular use class identified in
Council records).

Table 3.7 Sites/Premises Under Construction

Site Areal Floorspace Use Class Description

Allerdale

Lillyhall 1.66ha B2 Pencil factory*

Lillyhall 2.42ha Bla, B2, B8 County Council depot and NWDA units
Plot 15 Lower Road * 0.35ha Not specified | -

Land at Derwent Road 0.37ha Not specified | -

Adj 16 Lowther Road * 0.07ha Not specified | -

Allerdale subtotal 4.87ha

Copeland

Sellafield 0.57ha (5,000 sq m) B2 Product and residue store
Sellafield 0.49ha (12,085 sq m) B2 Encapsulated residue store
Sellafield 0.21ha (2,075 sqg m) B2 Sludge packaging plant
Sellafield 0.47 ha(4,665 sq m) B2 Evaporator store
Copeland subtotal 1.74ha

West Cumbria Total 6.61ha - -

Source: Allerdale and Copeland Borough Council
Note: *Now completed. * = Not included in list of sites considered in this study

There is a total of 15.59 ha of land with planning permission, this relates to 26 schemes. Lillyhall
accounts for almost 40% (5.97ha) of all planning permissions and Sellafield accounts for almost
20% of (3.03 ha). The majority of the permissions relate to small sites, 14 are on sites smaller than
0.25 ha.

The only sites with planning permission for office developments (use classes Bla and B1lb) are
within Sellafield and at Westlakes Science and Technology Park.
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3.28

Schemes for general industrial (B2) and light industrial (B1c) uses account for the largest share of
planning permissions (11 applications, 5.59ha). Two further schemes (Joseph Noble Road, Lillyhall
and Derwent Mills) comprise a mix of B1, B2 and B8 uses and these are the most significant in

terms of site area.

Table 3.8 Sites with Planning Permission

Site ‘ Area/Floorspace ‘ Use Class Description

Allerdale

Station Yard, Silloth 0.16ha Blc Light industrial units

Lillyhall 1.08ha Sui generis Car dealerships

Lillyhall, Pitwood Road 0.59ha Blc Plant/ training centre

Lillyhall 3.53ha B2 Remainder of pencil factory site

Lillyhall, Joseph Noble Road 0.77ha Bla, B2, B8 Remainder of site under construction for
Council depot and NWDA units

Derwent Mills 1.34ha B1, B2, B8 Industrial units

Junction A596/Dock Road 0.8ha B8 Timber merchant (includes some office and
retail space)

Leegate Farm House, Blencogo 0.1lha Bl Mix of residential and office space

Princes Way, Derwent House 1.82ha B8 Storage

Snape Road, Workington 0.04ha Blc Light industrial units

Allerdale subtotal 10.23 ha

Copeland

Beckermet Industrial Estate 0.08ha B2 Workshop

Beckermet Industrial Estate 0.13ha B2 Storage building

Colourgro Nurseries, Distington 0.11ha B8 Storage i extension to greenhouse

Birketts Fencing, Rowrah 0.67ha B2 Storage i compound

Bridge End Industrial Estate, 0.11ha B2 Rig Hall and office space

Egremont

Ullcoats Industrial Estate, 0.14ha B2 Two buildings

Egremont

Former Church, Preston Street, 0.06ha B8 and/ or B1 -

Whitehaven

Slacks, Millom 0.01ha B2 Extension to existing factory

Westlakes Science and 0.26ha Blb Two storey office and associated car parking

Technology Park, Plot 2B

Westlakes Science and 0.76ha Bla Office

Technology Park, adj Herdus

House

Sellafield 2.2ha Bla Office building

Sellafield 0.09ha Bla Office building

Sellafield 0.07ha B2 Plant extension

Sellafield 0.2ha Bla Office building

Sellafield - - Modular building

Sellafield 0.42ha Bla Three storey office building

Sellafield 0.05ha Bla Two storey modular office building

Copeland subtotal 5.36 ha

West Cumbria Total 15.59 ha - -

Source: Allerdale and Copeland Borough Council
Note: *Now completed. Where the description implies a use class other than that identified in Council records, DTZ have

used the use class stated
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3.29

3.30

3.31

Proposals

In addition to the schemes identified above information held by the WCDA suggests that a number
of locations will have refurbished offices accommodation becoming available during 2009:

A
A

A

8,800 sq ft of refurbished office space in Cleator Moor to be available in 2009 (Copeland)
8,000 sq ft office accommodation at John Peel House, Workington (Allerdale)

Former Cumberland Pencil factory in Keswick is to be developed (Allerdale)

Consultations have also identified the following schemes at earlier stages of planning:

A

Lillyhall North: Northern Developments Ltd are working up a scheme on a 10.5 ha site.
The proposals are for a mixed use scheme comprising a hotel (budget 50 bed), 881 sq m of
offices (9,500 sq ft), 2,936 sq m (31,600 sq ft) of light industrial roadside uses including
filling station, motor dealerships and a small A3 unit, a small truck stop and 40 units of
student accommodation. The developers are understood to have received strong interest in
the hotel and truck stop, and are aware of demand for the office units

Syke Road, Wigton: Pre-application discussions have taken place regarding possible
extension of this site to the south. It is believed that there is interest in speculative
development here. There is a planning restriction in that the site is not adopted

Rise How, Flimby: Pre-application discussions have taken place for housing along the
frontage of the site with B1 units to the rear to provide a buffer with bad neighbour uses.
The likelihood of this progressing is in doubt from a planning/economic development
perspective, given the key role of Risehow in serving the low end of the industrial market

Glasson, Maryport: Redevelopment of the former BIP factory into 15,000 sqg ft managed
workspace is due to start on site. This is a publically funded direct development scheme.
The Story and Armstrong site has been acquired by NWDA and its future use will be subject
to a mini masterplan and feasibility study

Leconfield: Discussions are underway between Northern Developments Ltd and Space
North West regarding potential reconfiguration, redevelopment and refurbishment of
industrial premises to create smaller format units which closer match demand

Sekers: This 2ha site has become available for redevelopment following closure of Sekers
operation

Former Rodia Chemical Works (Marchon): emerging redevelopment proposals for this
extensive site (c.50ha) include reclamation to form public open space and employment uses
(c.4.5ha)

Implications for West Cumbria Employment Land Review

The following considers the implications of the existing and pipeline supply of employment land and
premises for the West Cumbria.
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Role of the Main Employment Areas
Within the employment locations reviewed, there is a clear hierarchy of premises on offer in West Cumbria.

A Higher quality office locations, suited to local and inward investors, are located at Westlakes Science and Technology
Park, Dovenby Hall Estate and Lakeland Business Park. Lillyhall Business Centre provides good quality small scale
offices particularly attractive to younger companies

A Mixed quality indust ri al / commer ci al premises can be found at
location and is the preferred location of industrial inward investors

A Local industrial occupiers are provided for at a range of locations, particularly at Glasson in Maryport, Bridge End in
Egremont, Sneckyeat Road in Whitehaven, and Leconfield in Cleator Moor. However the quality of these locations is
often poor

A Low amenity uses are provided for at Glasson, Rise Howe, Derwent Howe and Lillyhall East

A In the most rural areas reasonable quality, modern units can be found in Wigton in North Allerdale and Devonshire
Road, Millom and Cross Lane, Seascale in the South of the area

The closure of businesses has resulted in significant loss of employment and active employment land (notably Rhodia and
Marchion). There is a threat of further losses of employment land to alternative uses. It is important that the local
authorities take a proactive approach to guiding the redevelopment of such sites to ensure good quality employment sites
are not lost.

On the surface there is a range of premises provided in West Cumbria offering units of varying sites at varying rents,
including large scale industrial units and small workshop type units and a range of office locations. However a number of
gaps in supply have also been identified through consultations:

A Alack of higher quality offices for general users (not nuclear)
A Alack of quality offices in town centres, especially in Workington and Whitehaven

A In rural areas sometimes a lack of focus means that available supply is not maximised. Should the focus be on
making what is there work better rather than expansion?

A An over-supply of poor quality, older industrial units throughout the area, and conversely a shortage of modern
smaller scale workshop type accommodation, particularly suited to newer businesses

Research has also noted a small scale pipeline supply outside of Sellafield, and particularly a lack of floorspace under
construction. The public sector must work closely with the private sector to deliver schemes which are attractive to the
market and fill the gaps identified above.
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4.0 Qualitative Assessment of Sites

Introduction

4.1 This section sets out the emerging findings of the qualitative assessment of sites considered in the
West Cumbria Employment Land Review (ELR). The qualitative assessment is considered
alongside the quantitative assessment to identify gaps in supply in Section 6.

Methodology

4.2 The qualitative review has been undertaken in accordance with best practice identified in
Employment Land Review Guidance Note (December 2004) and comprises the following main
tasks:

A Identification of sites: A list of sites to be considered was identified by the Steering
Group. This included 26 sites considered in the West Lakes Renaissance Employment
Land and Property Study (2006) plus 33 additional sites. 59 sites were identified in total

A Compilation of data and information on sites: Building on the data gathered during the
WLR study, data on employment sites and premises was collated from a variety of sources
including Valuation Office, local agents, national and regional databases of commercial
property and through consultation with key agencies and Council officers

A Site appraisals: A bespoke site appraisal proforma has been used which reflects the
criteria suggested in the Government guidance i.e. 6 mar k e t at t Guatainablev e ne s s
devel opmedttdataengdi c pl anni ngd. An example prof
The criteria for scoring is outlined on the proforma and has been conducted to be relative to
West Cumbria

A Qualitative review database: The data has been collated and assembled in a database to
allow manipulation and analysis of the sites

Emerging Findings

4.3 The following section sets out the findings of the qualitative review. It categorises the sites into
three bands on the basis of their percentage score in terms of:

A Overall percentage scores

A Market criteria scores

A Sustainable development criteria scores
A Strategic planning criteria scores
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4.4

4.5

4.6

4.7

The scores have been banded as follows:

Category Overall % Score
Best performing 70% <
Moderately performing 50-69%

Lower performing

This section provides a table listing the sites, a location map and brief commentary of key
messages, in relation to the overall score and then on the basis of each criteria.

The plan show the reference code for each site (also on the tables below), the size of the circle on
the plans illustrate the total amount of land available (pipeline, commitments and remaining available

supply) and the colour denotes the category.

Overall Scores

The following table sets out the overall scores for each of the sites considered.

Table 4.1 Overall Scores
Ref Site Name Town LA Overall % Score
C23 Bus Station and Garage Whitehaven Copeland 80%
C22 Bus Depot and Old garage (WTC4) Whitehaven Copeland 79%
C6 Bridge End Ind Park Egremont Copeland 78%
All 2C Derwent Howe 2/170 Allerdale 75%
Cc21 Quay Street Car Pk Whitehaven Copeland 74%
All 1D Lillyhall (sites)2/010 D Workington Allerdale 74%
All 1E Lillyhall (sites)2/010 E Workington Allerdale 73%
C1 West Lakes S & T Pk Copeland 73%
All 13 Port of Workington Allerdale 71%
All 2A Derwent Howe 2/011 Allerdale 71%
All5 Lakeland Business Pk Cockermouth Allerdale 71%
All1C Lillyhall (sites)2/010 C Workington Allerdale 70%
C14 Pow Beck Whitehaven Copeland 69%
All 1B Lillyhall (sites)2/010 B Workington Allerdale 68%
C28 BT Depot Whitehaven Copeland 68%
All 22 Maryport Harbour Maryport Allerdale 68%
C3 Sneckyeat Road Whitehaven Copeland 68%
All 1A Lillyhall (sites)2/010 A Workington Allerdale 67%
Cc7 Bridge End Extension Egremont Copeland 66%
All 14 Former Goods Yd, Derwent Howe Workington Allerdale 66%
c8 Leconfield Cleator Moor Copeland 65%
C26 Jacksons Timber Yd Whitehaven Copeland 63%
All 6 Derwent Mills Cockermouth Allerdale 63%
All 11A Dock Road 2/124 Workington Allerdale 63%
All 2B Derwent Howe 2/152 Allerdale 63%
C24 Albion St (N) Whitehaven Copeland 63%
C25 Albion St (S) Whitehaven Copeland 63%
C29 Coach Rd Whitehaven Copeland 63%
All 12 Oldside Workington Allerdale 63%
C5 Haig Enterprise Park Whitehaven Copeland 63%
All 21 Syke Road Wigton Allerdale 62%
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Ref Site Name Town LA Overall % Score
All 4 Dovenby Hall Allerdale 62%
All 16 St Helens (opp Dunmail ) Siddick Allerdale 61%
All 11B Dock Road 2/154 Allerdale 60%
C30 Rear Main St Egremont Copeland 59%
c27 Preston St Whitehaven Copeland 58%
All 19 Aspatria Business Pk, Park Road Aspatria Allerdale 58%
All 3 Glasson Ind Est Maryport Allerdale 57%
C31 Market Square Cleator Moor Copeland 56%
Ci11 Frizington Rd Frizington Copeland 55%
All 10 Rise Howe Ind Est Flimby Allerdale 55%
c2 Whitehaven Commercial Pk Copeland 54%
All 23 Silloth Harbour Silloth Allerdale 53%
All 7 Low Road Cockermouth Allerdale 53%
C10 Cleator Mills Cleator Copeland
C4 Red Lonning Whitehaven Copeland
C19 Station Yard Moor Row Copeland
C15 Devonshire Road (E11) Millom Copeland
All 8 East Causeway Head, Silloth Airfield Silloth Allerdale
C13 Beckermet Industrial Estate Copeland
C12 Cross Lane Seascale Copeland
All 9 St Helens Business Pk Flimby Allerdale
C18 Furnace Row Distington Copeland
C20 Rowrah Station Yard Ext Copeland
C16 Mainsgate Road Ext Millom Copeland
C9 Leconfield Extension Cleator Moor Copeland
C17 Millom Pier Millom Copeland
All 17 Moor Rd Great Clifton Allerdale
A 12 out of 58 (20%) sites fall within the best performing category, seven in Allerdale and five

in Copeland

Three sites in Whitehaven town centre (bus station and garage, bus depot and Quay Street
car park) all fall into the top category. As town centre sites they perform well on
sustainability criteria (due to accessibility and brown field status), market criteria (regarding
potential viability and indications of market activity/interest) and strategic planning (due to
suitability of neighbouring uses and planning context)

Bridge End Industrial Estate scores well as market viability is demonstrated by the success
of the established industrial park, and in terms of strategic planning and sustainability is
located on the edge of a market town which is a focus for regeneration activity

Derwent Howe (ref 2/170) performs well as it is an established employment area therefore
has compatible neighbouring uses and benefits from evidence of general market activity, the
sites is brownfield and located on the edge of Workington town centre and therefore satisfy
many of the strategic planning and sustainable development criteria

Lil yhall, We st Cumbriabs major empl oyment
split into five sites, three fall into the best performing category and three within the top tier of
the middle category. Lillyhall accounts for the largest share of all available employment land
overall and in the top category
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A Both Lillyhall and Westlakes Science and Technology Park score well overall as the scores
for market attractiveness and strategic planning scores are high, despite low scores in
relation to sustainability (due to it being predominantly green field, out of town and not easily
accessible by non-car modes).

A 32 sites fall within the moderate category
A 14 sites fall within the lowest category
A The sites that score poorly overall include:

A Sites in Silloth, largely due to their remoteness which limits market interest and
makes them unsustainable in transport terms

A Maryport Harbour and Millom, both are suited to non employment uses, but have
significant potential impact on the environment and significant constraints

A Four sites that have already been de-allocated in the adopted Copeland Local Plan
(Rowrah Station Yard, Beckermet, Furness Row and Station Yard Moor Row)
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