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EXECUTIVE SUMMARY
Introduction
1)

This report assesses the supply, need and demand for employment land and
premises (Use Class B) in the Borough of Wirral. It has been carried out on behalf of
Wirral Council to provide robust evidence to underpin and inform their Local
Development Framework for the period to 2030.

2)

There are four main elements to this study:
•

An assessment of the Borough’s economy that will inform the amount,
location and type of employment land and premises required to facilitate its
development and growth

•

A review of the current portfolio of employment land and premises

•

An assessment of the potential impact of the Wirral Waters proposals at the
Birkenhead docklands

•

Recommendations on the future allocation of employment land and premises
to maintain the Borough’s economic growth.

Methodology
3)

A number of research methods have been used in the compilation of data for this
study. They include site visits, telephone interviews and a workshop with property
market stakeholders, such as developers, investors and agents, and a survey of 275
businesses. This has been combined with extensive consultation with the various
arms of the public sector agencies involved in the study area. Desktop analysis of
existing reports, documents and economic forecast data has also been used to
inform the overall findings.

The methodology follows ODPM guidance on the

production of employment land reviews.
Findings
4)

Wirral

faces

significant

socio-economic

problems

and

structural

economic

challenges. Local and sub-regional strategies which seek to address worklessness,
low business activity rates and the sectoral shift in employment, could have a
significant impact on future land and premises provision.

Through the Wirral

Investment Strategy there is aspiration for a higher growth to be accommodated to
meet local economic needs. This suggests at least 55ha of additional development
land, above and beyond existing take-up to redress current below regional average
achievements.
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5)

In recent years Wirral International Business Park and Twelve Quays have
accounted for 80 percent of the Borough’s employment land take-up.

The land

resource is finite at both these locations, so to sustain the recent pace of
development other allocations of similar calibre need to be provided.

6)

The shift from industrial to service sector activity will have a bearing on future land
and premises provision.

There will be a greater propensity for office based

employment. However the current structure of premises provision is still strongly
industrial, with almost twice as many industrial premises as offices.
7)

Wirral has high vacancy rates for both industrial and office properties. This applies to
both the amount of vacant floorspace (13.6 percent and 10.1 percent respectively for
industrial and office premises) and the number of vacant premises (9.8 percent and
11.4 percent respectively for industrial and office premises).

8)

Property market stakeholders see a still strong demand in Wirral, especially for
industrial property. This is strongly associated with smaller, indigenous businesses.
The office sector is seen as the separate markets of Birkenhead (professional
services; smaller space users) and Bromborough (larger private sector occupiers;
those wanting out-of-town space).

9)

Demand remains price sensitive and the lack of grant aid in the future is a concern
for Wirral’s ability to provide modern accommodation and compete against other
locations. A workshop with developers and agents highlighted the principle of mixeduse development as part of the solution to the loss of public sector grant aid;
recognised Wirral Waters as a transformational opportunity to provide a step change
in image, perception and the local economy; noted constraints keep much of the land
supply from the market; suggested both out-of-town and town centre office
developments to reflect the differing needs and preferences of occupiers; and whilst
endorsing the current spatial distribution of employment land, considered there
should be increased opportunities for modern floorspace in accessible locations in
west Wirral.
Sectoral Change

10)

According to employment projections the primary and manufacturing sectors are
expected to decline.

The growth areas will be business services, construction,

distribution, health and other services.
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11)

Translating these trends into land and property implications is not straightforward, but
broad conclusions can be drawn. Service sector growth will generate increasing
demand for offices. Industrial space will still be needed and remain important to the
local economy.
Conclusions

12)

At April 2007, the study area had 233.41 ha of undeveloped, allocated employment
land made up of 93 sites. By the start of the LDF period in 2010 this is expected to
have reduced to 203.71 ha.

13)

The majority of the sites (71 percent) are small, being of less than 2 ha. Most are of
only moderate quality, with few in locations and/or settings suitable for modern office
uses. 78 percent of the land supply is only available in the longer term, five years or
more. As a result there is a serious shortage of immediately available, developable
land – well below the 30 percent level recommended in the RSS. Over half the
current potential supply is being considered for alternative uses, thus challenging a
credible future supply.

14)

A number of land forecasting scenarios are considered in the main report. The
majority suggest that Wirral’s current land stock is unlikely to be enough to meet
needs through to 2030.
Recommendations

15)

Port-related sites represent a sizeable percentage of Wirral’s land resource.
Notwithstanding the intention of RSS Policy W3, it would be illogical to exclude them
from the supply figure. For this reason Wirral Council should continue to include the
Cammell Laird site as part of the Borough’s employment land supply.

16)

Notwithstanding the issues of undersupply in general, the anticipated employment
land provision of 203.71 ha at 2010 should be rationalised by discounting 12 sites
that are in existing use and de-allocating 15 sites now committed or approved for
non-employment use, or where the locations fit with residential development
proposals. A further 3 heavily constrained sites should be re-assessed, and if found
unviable for development, should be de-allocated from employment use.

Four

existing employment areas should be re-designated as Primarily Residential Areas.
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17)

Further to the proposed de-allocations above (totalling 78.51 ha), all other remaining
sites (totalling 125.20 ha) and employment areas should be retained for employment
(B1/B2/B8) uses.

18)

Wirral should maintain a buffer of at least five years historic land take-up i.e. 49.50
ha. This to be as a five years rolling supply at all times, to provide range and choice
as well as room to manoeuvre to enable forecast structural change to occur.

19)

New allocations will be required during the LDF period up to a total of 177.30 ha to
achieve the Council’s Investment Strategy objectives. Regeneration of existing sites
may contribute but it will need new, good quality sites to be allocated. Wirral Waters
can contribute.

20)

Due to the paucity of supply, all existing employment land in West Wirral should be
retained. Consideration should be given to identifying additional sites, especially to
serve Heswall and Hoylake.

21)

Redressing poor economic performance requires more quality land to deliver the
sites and premises to accommodate the targeted business growth.

In line with

strategy direction, this is recommended to be primarily located to the east of the M53
motorway and focused on Wirral Waters, its surrounding partnership areas and
Birkenhead.
22)

To retain and grow office sector employment planning policy should facilitate new
office development in Birkenhead town centre and at sustainable out of centre
locations in the major urban conurbation area east of the M53.

23)

Wirral Waters should be recognised as a target of opportunity to deliver a long term
step change for Wirral’s office sector market. Around 10 percent of the existing
employment land supply is adjacent to Wirral Waters and should continue to be
considered to be part of the supply unless development for non-employment uses
can be justified by other ‘policy on’ objectives.

24)

The Mersey Heartlands New Growth Point Programme of Development should be
evaluated against the employment land allocations and their locations, in order to
provide for the most sustainable portfolio of employment land.

25)

Tackle the viability of future development by: working with other public sector
agencies who hold employment land in Wirral, to set a programme for bringing these
to the market in a remediated condition; work with utility providers to ensure needed
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infrastructure improvements are delivered;

where justified allow mixed-use

development to fill the financial gap created by waning public sector grant provision;
and examine whether, and if so, where a more flexible approach to Green Belt
changes might be permitted.
26)

Seek to identify a successor development to Wirral International Business Park, with
the area of search concentrated east of the M53 motorway. The strategic focus on
the core of the Borough suggest the Birkenhead and Wirral Waters area should be
promoted.

27)

A more detailed appraisal of managed workspace/serviced offices supply and
demand is recommended to ensure fit with the economic growth aspirations for
improved entrepreneurship.

28)

Given the strong demand for freehold units, there should be an area set aside to
provide 5 to 10 small, freehold development plots of 0.1-0.2 ha. More workshops
(both leasehold and freehold) for small businesses (94-930 sqm) are also required.

29)

Wirral should consider its realistic land supply, at 2010, to be 125.20 ha. This is
based on the headline rate less operational sites, potentially unviable sites and land
recommended for de-allocation or lost to alternative uses. This means a shortfall of
over 177.30 ha when RSS and the Investment Strategy ‘policy on’ implications are
taken into account to 2030. The Investment Strategy identifies a land need of 302.50
ha based on current density assumptions. This quantity of land would be reduced by
the use of higher density employment development in Birkenhead and Wirral Waters.
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1.0

INTRODUCTION

1.1

This report assesses the supply, need and demand for employment land and
premises (use Class B) in the Metropolitan Borough of Wirral in Merseyside. It has
been carried out on behalf of Wirral Metropolitan Borough Council (the Council).

1.2

It has been commissioned to provide robust evidence to underpin and inform the
emerging Local Development Framework for Wirral (LDF), which the Council is
currently preparing.

This will replace the Unitary Development Plan for Wirral,

adopted in February 2000, and will cover the period to 2030.

1.3

BE Group, economic development and property consultants based at Ingot House,
Kelvin Close, Birchwood, Warrington, WA3 7PB, has compiled this report.

1.4

There are four main elements to the study:
•

An assessment of the Borough’s economy that will inform the amount,
location and type of employment land and premises required to facilitate its
development and growth

•

A review of the current portfolio of employment land and premises

•

An assessment of the potential impact of the Wirral Waters proposals at the
Birkenhead docklands

•

Recommendations on the future allocation of employment land and premises
to maintain the Borough’s economic growth.

1.5

The study methodology has aligned to Government guidance covering employment
land reviews (Employment Land Review: Guidance Note, ODPM, 2004), which
promotes a three-stage process.

1.6

Stage One takes stock of the existing situation. This includes an initial assessment
of ‘fitness for purpose’ of existing allocated employment sites – to identify the best
sites to be protected and those to be released. The outcome of this stage is an
understanding of key employment land supply issues and the generation of a
portfolio of potential employment sites to be taken forward for more detailed review.

1.7

Stage Two addresses the future quantity of land required across the main business
sectors (for B1, B2 and B8 Use Classes). It provides a breakdown of this analysis in
terms of quality and location.

It also provides an indication of ‘gaps’ in supply
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through economic forecasting, consideration of recent trends and assessment of
local property market circumstances. The outcome of this stage is provision of broad
quantitative employment land requirements across the principal market segments
covering the LDF period, and an analysis of the likely ‘gaps’ in supply that need to be
filled.
1.8

Stage Three entails a qualitative review of all significant sites (and premises) in the
existing portfolio in order to: confirm which are unsuitable for/unlikely to continue in
employment use; to establish the extent of ‘gaps’ in the portfolio, and if necessary
identify additional sites to be allocated or safeguarded.

1.9

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

1.10

Consultation with various arms of the public sector agencies with responsibility for
the study area has also been undertaken. Desktop analysis of existing reports and
documents has also been taken into account. This has included the use of labour
supply forecasts based on 2004 ONS population estimates and Cambridge
Econometrics employment forecasts that informed The Mersey Partnership’s
Merseyside Economic Model (2007).

1.11

Past land take-up rates have been compiled from Wirral Council records. Vacant
land and premises schedules have been prepared from physical inspection; public
and private sector databases.

Public sector held enquiries records have been

analysed to inform the supply and demand picture.
1.12

There is a statutory obligation to consult key stakeholders within the local community,
as part of the LDF preparation, and this has been reflected in our methodology. A
survey was conducted amongst local businesses and a workshop held to discuss key
employment land and premises issues – attended by both the private and public
sectors.

1.13

A full list of consultees is included in Appendix 1.
Study Area

1.14

The Metropolitan Borough of Wirral covers 15,500 ha with a population of 310,200
(ONS mid-year population estimates, 2007) and falls in the Merseyside sub-region in
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North West England. The Borough is bounded by the Dee and Mersey Estuaries, the
Irish Sea and the Cheshire Plain.
Figure 1 – Study Area

OS Licence: 100007459 2007

1.15

The east side of the peninsula contains the principal urban and industrial areas of
Birkenhead and Wallasey.

Historically, the Borough thrived through dock-related

industries around Wallasey and Birkenhead.

Many of these industries fell into

decline following competition from overseas. The area now represents a significant
regeneration challenge in economic, social and environmental terms.

1.16

The Council has sought to address these challenges through a number of previous
regeneration initiatives. While these initiatives have undoubtedly had an impact on
the local economy, they have not been able to fully address the global economic
issues. A new approach – in the form of an Investment Strategy – has recently been
agreed for the Borough.

1.17

Peel Holdings’ private-sector-led Wirral Waters development is the latest proposal to
address the challenges at the heart of the older urban area. It is estimated that the
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30 year masterplan could have the potential to attract up to £4.5 billion of investment
into the Wallasey and Birkenhead docklands, through a major, mixed-use, high
density, residential and office-led development. The initial proposals include up to
500,000 sqm of new office floorspace and the provision of up to 27,000 jobs.

1.18

A number of key transport corridors pass through the Borough. The M53 runs the
length of Wirral from Wallasey to Ellesmere Port. The A41 is the main route linking
Wirral International Business Park in Bromborough to Birkenhead town centre.
There are two tunnels linking the Borough to neighbouring Liverpool. The A540,
A551 and A544 loop around the peninsula, linking Birkenhead to the western towns
of Hoylake and Heswall. These routes also represent the Borough’s principal road
based public transport corridors. Passenger rail services operate from Liverpool (for
main line services) via Birkenhead to New Brighton, West Kirby, Wrexham and
Chester.
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2.0

CONTEXT REVIEW
Introduction

2.1

This section of the report summarises the key issues emerging from a detailed
context review of planning guidance at the national, regional, sub-regional and local
level, impacting on employment land provision in Wirral.

2.2

Appendix 2 schedules all the documents that have been analysed.

2.3

The main issues and policy considerations emerging from this analysis are
summarised in this section on a topic-by-topic basis. A full policy/strategy appraisal
is provided in Appendix 3 and a comprehensive review of background reports is in
Appendix 4.
Employment Land Provision

2.4

The Unitary Development Plan (UDP) for Wirral, adopted in February 2000, set aside
1120 ha of land for employment use across the Borough (both developed and
undeveloped allocated sites) (see Table 1).
Table 1 – UDP Employment Land
Area

Amount, ha

Primarily Industrial Areas

658

Dock Estate

277

Employment Development Sites

185

Total

1120

Source: UDP 2000

2.5

The UDP provides the following descriptions for the three designations in Table 1:
•

Primarily Industrial Areas
These relate to the Borough’s long established areas for industrial-related
activities where employment use was expected to remain the major activity.
Policy EM8 provides for B1, B2 and B8 uses in these areas, which are
delineated on the UDP Proposals Map.

•

Dock Estate
This comprises land within the operational dock areas at Birkenhead and
Eastham. The Secretary of State withdrew Policy EM10, which restricted the
use of these areas to B1, B2 and B8, uses in September 2007.
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Employment Development Sites

•

These are the site-specific allocations referred to in Part One Policy EMP1
and Part Two Policies EM1, EM2, EM3, EM4 and EM5. They include two
special opportunity sites at Cammel Laird’s Shipyard, Tranmere and at
Conway Park, Birkenhead plus 25 sites across the Borough allocated for new
development for uses within Classes B1, B2 or B8.
2.6

Based on an average annual take-up rate of 7.8 ha, the UDP sought to provide a
minimum of 117 ha of employment land through to 2001 plus an allowance for future
anticipated growth generated by economic regeneration initiatives such as the EC
Objective One Programme. Of the 185 ha of employment land specifically allocated
for new development by the Council, 81.3 ha still remained available for development
at April 2007 (see Appendix 3 for further details). Since the UDP was placed on
deposit, in July 1994, a further 57.8 ha of land had been developed from within the
Primarily Industrial Areas.

2.7

The Local Development Framework (LDF) Annual Monitoring Report (2007) states
that, as of the 1st April 2007, there was 202.57 ha of available designated
employment land in the Borough (see Table 2). The majority fell within the
regeneration priority area, the North West Metropolitan Area (NWMA), defined by
Regional Planning Guidance for the North West (RGP13) (2003) as Wirral east of the
M53, plus Woodchurch, Leasowe, Wallasey and New Brighton. Both the Borough’s
Strategic Regional Sites at Wirral International Business Park and at Twelve Quays,
fell inside the NWMA.
Table 2 – Employment Land Availability by Type, hectares
Land Type

NWMA

Allocated for B1 uses

Twelve
Quays

Wirral
International
Business Park

Borough
Total

1.53

-

-

1.53

Allocated for B1, B2 and B8
uses

85.41

3.29

23.35

87.41

Primary Industrial Area (B1,
B2 and B8)

62.12

2.05

24.64

76.42

Dock Estate (B1, B2 and B8)

36.72

6.05

-

36.72

Other land with permission for
B1, B2 or B8

0.38

-

-

0.49

186.16

11.39

47.99

202.57

Total

Source: LDF Annual Monitoring Report 2007
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2.8

It should be noted that RPG13 has now been replaced by the Regional Spatial
Strategy (RSS) 2008 and that Twelve Quays has now been deleted as one of
Wirral’s Strategic Regional Sites and replaced by Birkenhead Docklands.

2.9

Analysis of the LDF Annual Monitoring Reports for the last three years (2004/52006/7) shows that only 0.77 ha of designated employment land had been lost to
completed development for alternative uses, including trade retail units in Tranmere
(0.36 ha), a dance school in Poulton (0.08 ha), an indoor soccer dome (0.20 ha) and
the Space Port Museum at Seacombe (0.13 ha). A further 11 employment sites with
planning permission for housing are shown in Table 3.
Table 3 – Sites with Planning Permission for Housing
Site

Area, ha

Grain Warehouses, Dock Road, Seacombe

1.33

Stanley Road, Birkenhead

1.40

Fox Street, Birkenhead

0.15

Beaufort Road, Birkenhead

0.10

Five Oceans Removals, Birkenhead

0.13

Railway Road, Rock Ferry

1.50

Moorcroft Road, Rock Ferry

1.20

Dock Road North, Bromborough

1.62

York Street, Bromborough

0.31

Wood Street, Bromborough

0.42

Lever Faberge, Bromborough

8.34

Total

16.50

Source: Wirral Council 2007

2.10

Outline consent for retail development has been recommended for approval at Hind
Street, Tranmere (7.46 ha) and a waste recovery plant has been approved at
Eastham (6.15 ha).

2.11

This study is only concerned with B1, B2 and B8 use classes.

The following

definitions are set out in the Town and Country Planning (Use Classes) Order 1987:
•

B1 Business

Offices, research and development, studios,
laboratories, high technology, and light industry
appropriate in a residential area.

•

B2 General Business

General industry.

•

B8 Storage & Distribution

Wholesale warehouses, distribution centres.
Also includes open-air storage.
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Quality of Employment Land
2.12

The context review has revealed that there is a lack of quality employment land in
Wirral.

The findings of the Mersey Belt Study (2002) reinforce the poor quality

assessment.

This study identified 40 key sites as being suitable for knowledge

based industries. A quarter of the sites were classified as ‘Category A’, in which
public investment needs to be made to improve accessibility, infrastructure and
image. The remainder, ‘Category B’ sites, generally have a lower need for public
investment. None of the 40 key sites are in Wirral, although mention is made of
Clatterbridge Hospital as a location that could support the life sciences sector,
“providing other initiatives were undertaken in the area”.

No explanation was

provided as to what these initiatives should be.
2.13

According to the Merseyside Employment Land Study (2004) 38 percent of the sites
in Wirral were considered to be of poor quality, whilst just 11 percent were very good
quality, reflecting that 83 percent of the Borough’s employment land was brownfield.
Despite this, Wirral had the lowest level of likely contamination in Merseyside, with
just 18 ha identified as being possibly contaminated. The current status of the twelve
sites judged to be of very good quality is summarised in Table 4. Together they total
27.93 ha. It should be noted that Table 4 reflects the sub division of two sites –
Girlings Field (Riverwood Road) and Premier Brands (Reeds Lane).
Table 4 – Wirral Quality Employment Sites – Current Status
Site

Size, ha

Current Status

Croft IE – Old Hall Road

1.82

Developed – Coliseum
Business Park

Croft IE – Thursby Road

1.21

Developed – Woodway
Court

Twelve Quays – W of Telescope
Technologies

0.51

Developed – Scantec

Twelve Quays – N of Morpeth Wharf

3.23

Developed – Ro-Ro lorry
park

Girlings Field, Riverwood Road

1.69

Developed – Riverside
Office Park (Phase 1)

Sub Total

8.46
(30 percent)

Twelve Quays – Tower Road W of
Meyer

1.01

Acquired for Twelve
Quays terminal expansion

Twelve Quays – E of JMU

1.06

Acquired for Twelve
Quays terminal expansion

Premier Brands, Pasture Road – S of
Access Road

0.98

Retained as company car
park
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Site
Sub Total

Size, ha
3.05
(11 percent)

Girlings Field, Riverview Road

0.55

Sub Total

Undevelopable woodland

0.55
(2 percent)

Girlings Field, Riverwood Road

Sub Total

Current Status

4.78

Now Riverside Park office
development (Phases 2 to
4)

4.78
(17 percent)

Premier Brands, Reeds Lane – N of
Access Road

1.61

Housing application
refused on appeal/call in

Premier Brands, Reeds Lane – S of
Access Road

5.29

Housing application
refused on appeal/call in

Sub Total

6.90
(25 percent)

Twelve Quays – N of Egerton Dock,
Tower Wharf

1.22

Still available

Riverview Road – East of Tulip

2.97

Still available

Sub Total

4.19
(15 percent)

Source: Merseyside Employment Land Study 2004 and Wirral Council 2008.

2.14

The figures in Table 2, taken from the LDF Annual Monitoring Report (2007), indicate
that there is almost 60 ha of land remaining at Twelve Quays and at the Wirral
International Business Park (WIBP). As these are both identified Strategic Regional
Sites for North West England, the presumption must be that these should also be
considered as potentially quality sites.
Availability of Employment Land

2.15

The ready availability of suitable employment sites for development is vital to the
area’s continued economic activity.

2.16

Wirral’s Regeneration Priorities (2004) suggested that there is only 30 ha of
immediately available, unconstrained land.

Most of this land was in the Wirral

Employment Corridor, now designated as the Wirral Waterfront Strategic Investment
Area (WWSIA). Many of the other employment sites were noted to be only available
for development once site abnormalities or infrastructure issues had been addressed.

2.17

The Merseyside Employment Land Study (2004) stated that over 65 percent of
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Wirral’s employment land was available in the “short to medium term”. However, no
definitions of these timescales were provided in the report.
2.18

The North West Employment Land Study (2005) analysed employment sites in the
Merseyside and Halton sub-region.

Only three Wirral sites (see Table 5) were

classed in the ‘top tier and available for development’ category.

However, it is

important to note that this study only assessed sites of 5 ha and above. The majority
of employment sites in Wirral are below this figure. Table 5 shows that these ‘top
tier’ sites represented less than 13 percent (approximately 20 ha) of the total land
identified.

The remainder were considered unavailable within three years.

The

report provided no further definition of ‘availability’ beyond this period.
Table 5 – Wirral Availability and Deliverability Rankings
ID

Site Name

Developable Area,
ha

Type

Top Tier and Available
MEWR10

Former UML Power
Station

6.78

Brownfield

MEWR13

Premier Brands

6.90

Greenfield

MEWR9

Girlings Field,
Bromborough

7.02

Greenfield

22.54

Brownfield

Middle Tier and Unavailable within next three years
MEWR2

Lever Faberge

MEWR5

North Road Tank
Farm Complex

9.28

Brownfield

MEWR6

MOD Tank Farm

8.10

Brownfield

MEWR7

Former RV
Chemicals

8.09

Brownfield

MEWR12

Former River Streets

5.77

Brownfield

MEWR14

Bankfields

5.86

Greenfield

MEWR15

QE2 Docks

6.54

Greenfield

Lower Tier and Unavailable within next three years
MEWR1

Cammell Lairds

24.49

Brownfield

MEWR3

RHM Mills and
Canada Creek

10.86

Brownfield

MEWR4

Bromborough Coast

9.61

Brownfield

MEWR8

Bidston Dock

17.31

Brownfield

MEWR11

Hind Street
Regeneration Area

6.16

Brownfield

Source: North West Employment Land Study 2005
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2.19

Employment development has only started on one of the above sites – on the first
and second phases of Riverside Office Park (MEWR9). Activity in preparation for
development has begun on other sites, including land reclamation at the MoD Tank
Farm (MEWR6).

Take-Up Rates
2.20

The Merseyside Employment Land Study (2004) stated that between 1996 and 2003
Wirral had the third highest average take-up rate in the Merseyside sub-region (see
Table 6) and that development at Wirral International Business Park had contributed
significantly to the take-up figure.
Table 6 – Employment Land Take-up Rates, 1996-2003
Area
Halton

Total, ha

Average per annum, ha

130.27

18.6

Knowsley

98.57

14.1

Wirral

71.85

10.3

Liverpool

62.04

8.8

St Helens

46.03

6.6

Sefton

40.84

5.8

Merseyside

449.6

9.2

Source: Merseyside Employment Land Study 2004

2.21

Compared with other areas in the sub-region, Wirral had had the most success in
attracting B2 users; with more than 69 ha being taken-up over the past ten years. It
also had the highest rate take-up for B8 uses, with 32.66 ha taken-up since 19931994, although there had been no take-up for this use between 2002 and 2004. The
Study, therefore, concluded that at the current take-up rate of 10.66 ha per annum,
Wirral would have sufficient employment land (excluding poor quality sites) to
accommodate similar levels of demand to 2018.

2.22

The Wirral Regeneration Framework (2005) also commented that demand for
employment sites had been reasonably high, in particular during the 1990s. Despite
an apparent reduction of take-up in more recent years, the Framework concluded
that it was still reasonable to expect that approximately 10 ha would, on average, be
developed each year. Assuming this take-up rate, and if no further land was brought
forward, the existing supply would be used up by around 2016.
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Socio-Economic Issues
2.23

Wirral’s Investment Strategy (2007) highlights a number of issues affecting the
Borough’s economic growth:
•

Low rate of business start-ups

•

Low stock of VAT-registered businesses

•

Low job density

•

Declining employment

•

Low rate of self-employment

•

Below average productivity in both manufacturing and services sectors

•

Growing gap in skills levels and prosperity

•

Shortfall in quantity and quality of sites and premises for modern business
needs.

Low Rate of Business Start-Ups/Low Business Stock
2.24

Wirral’s Investment Strategy (2007) refers to the Borough’s low number of business
start-ups. At 19 registrations per 10,000 people this is only just over half the national
figure of 31, as well as being significantly below the regional figure of 26.

2.25

The Strategy states that 2450 new businesses would be required just to bring the
local stock of businesses up to the current North West average and suggests that an
additional 83,600 sqm of industrial and 130,000 sqm of office floorspace would be
needed. This would require approximately 55 ha of employment land (based on
typical average development densities of 3900 sqm/ha and assuming the office
element is on the whole not high rise which would lead to much higher development
densities and thus less land needed).

2.26

Both the Investment Strategy and Wirral’s LAA (2007) draw attention to the low
business density rate in the Borough. The Investment Strategy identifies a rate of 17
VAT-registered businesses per 1000 residents, compared to the North West average
of 25.

Wirral’s LAA (2007) states that there are variations in rates across the

Borough, reflecting the built-up nature of the area and historic employment
characteristics. Density rates are highest in the east (although still below the North
West average), and lowest in the central and southern wards.
2.27

The Investment Strategy reports a more positive note about new business survival
rates. The three-year survival rate, at 67 percent, exceeds the North West average
(65 percent).

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

17

Employment Land Study
Wirral Metropolitan Borough Council

Low Job Density/Declining Employment
2.28

According to Wirral’s LAA (2007) and Investment Strategy (2007), the current job
density of 61 jobs per 100 residents is amongst the lowest in the North West. In fact
it is the lowest in Merseyside. The most up-to-date information relating to jobs density
and number of jobs, available for the same year (2005) is shown in Table 7.
Table 7 – Merseyside Job Densities
Area

Number of Jobs (2005)

Liverpool

Job Density (2005)

247,000

0.88

Halton

61,000

0.80

Sefton

112,000

0.69

Knowsley

59,000

0.64

St Helens

69,000

0.63

113,000

0.61

North West

-

0.80

Great Britain

-

0.84

Wirral

Source: ONS Job Density 2005
* Jobs includes employees, self-employment, government supported trainees and HM Forces

2.29

The LDF Annual Monitoring Report (2007) states that there were 97,300 employee
jobs in Wirral in 2005. This represents a 3.5 percent decrease since 2004, during a
period when the total number of jobs in Merseyside had grown by 0.3 percent and by
1.7 percent nationally. This may be explained by the Borough’s continuing loss of
manufacturing jobs and a lower growth of service sector activity.
Self-Employment/Unemployment

2.30

Wirral’s Regeneration Priorities (2004) commented that Wirral had a higher than
average rate of unemployment with a large proportion of residents likely to
experience unemployment or deprivation, or both.

The Merseyside Employment

Land Study (2004) recorded that Wirral had the third highest rate of unemployment in
the sub-region. The North West Employment Land Study (2005) concurred, adding
that in 2005, Wirral had the highest number of economically inactive people per ha in
the sub-region.

Wirral’s Community Strategy (2005) stated that although

unemployment was falling, there were still pockets of deprivation in the Borough and
that economic inactivity was increasing.

2.31

Wirral’s Regeneration Framework (2005) stated that there was a variation in
unemployment rates across the Borough, with higher rates, considerably higher than

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

18

Employment Land Study
Wirral Metropolitan Borough Council

regional and national averages, in the east. This was identified as the legacy of past
employment in manufacturing, shipbuilding and the ports; industries that have
declined in importance or that have required a smaller workforce as a result of
technological advances.

2.32

According to the LDF Annual Monitoring Report (2007), unemployment in Wirral was
3.2 percent in September 2007, above the regional and national levels of 2.5 percent
and 2.2 percent respectively.

These figures are based on job-seeker allowance

(JSA) claimant counts. Model-based estimates of unemployment developed by the
Office of Neighbourhood Statistics (ONS), show that Wirral has an unemployment
rate of 6.5 percent, compared with Liverpool (9.4 percent), Knowsley (7.9 percent),
Sefton (6.2 percent) and Ellesmere Port & Neston (4.6 percent).
2.33

The Annual Monitoring Report (2007) also stated that economic inactivity in Wirral
had increased by eight percent (to 47,500 people) between 2005 and 2006. Rates of
worklessness remained above 19 percent, but again exceeded the North West (17
percent) and national (13 percent) figures.

2.34

The Investment Strategy (2007) observed that self-employment rates in west Wirral
exceeded the national average, whilst those in east Wirral are well below. Given that
business start-up rates are higher in the east, this suggests that it is not the residents
of east Wirral that are starting them.

Low Wage Earnings/GVA
2.35

The LAA (2007) and Investment Strategy (2007) identify the need to increase Wirral’s
GVA (gross value added) and the overall productivity of the Borough. Table 8 shows
that in 2005, Wirral had the second lowest total GVA and the lowest GVA per head in
Merseyside. Although a report by Impacts 08 estimated that Merseyside GVA per
head could be expected to increase to £15,526 by 2008, due to the economic impact
of the Liverpool City of Culture 2008, the likely impact on Wirral had not been
quantified.
Table 8 – Merseyside Gross Value Added
Area

Total GVA, £ million

Per Capita GVA, £

Liverpool

7133

16,321

East Merseyside
(Knowsley and St Helens)

3906

11,878
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Area

Total GVA, £ million

Per Capita GVA, £

Sefton

3154

11,299

Wirral

3159

10,115

17,352

12,784

Merseyside
Source: ONS GVA in the North West 2007

2.36

The LDF Annual Monitoring Report (2007) showed that average household incomes
in Wirral had continued to be amongst the highest in Merseyside, and had risen by 5
percent in 2006 ahead of UK growth of 4 percent. The gap between the Wirral
(£29,800) and UK average (£32,342) had reduced to 7.9 percent, from 8.6 percent in
2005.

2.37

However, the LDF Annual Monitoring Report (2007) also showed that there was a
significant difference between the average weekly earnings of people who lived in
Wirral and the average weekly earnings of people who worked in Wirral, suggesting
that people needed to look outside Wirral to secure higher paid employment, fuelling
high levels of out-commuting.
Employment Growth

2.38

Wirral’s Regeneration Priorities (2004) stated that the strongest local employment
growth had occurred at Woodside, Twelve Quays and the Wirral International
Business Park (WIBP) (a 3.4 percent increase between 1995 and 2000).
Employment growth overall had, however, generally been confined to smaller
companies (less than ten employees). No comment was made about the nature of
this employment growth or the industry sectors involved.
Recent Job Losses

2.39

Wirral’s Regeneration Priorities (2004) noted significant job losses amongst major
employers. The Council advise that the Borough has more recently lost two other
major employers from Upton, resulting in the further loss of almost 450 jobs
(Micropore Insulation – 96 jobs and Federal Mogul – 345 jobs).

Over Reliance Upon Certain Industry Sectors
2.40

Wirral’s Regeneration Priorities (2004) reported that the Borough had an overrepresentation of high-volume/low-value manufacturing and primary industry
activities, the type of businesses most vulnerable to relocation to lower wage
economies. They also represent the larger employers. It is evident that Greater
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Merseyside’s previous reliance on manufacturing and a lack of dynamic high-value
sectors, such as knowledge-based industry, has continued to suppress economic
growth.
2.41

Whilst the Merseyside Employment Land Study (2004) stated that Wirral mirrors the
Merseyside sub-region in the proportion of service sector businesses (55 percent), it
identified

that

the

Borough

was

under-represented

in

the

Transport

&

Communications and Banking, Finance and Insurance sectors.
Future Trends
2.42

At the macro level the Merseyside Employment Land Study (2004) sets out the
trends that would be most likely to impact on future employment land needs:
•

The continuation of slow but steady economic growth in the UK

•

Uncertainty over the UK’s ability to sustain its past share of inward investment
by comparison to the rest of Europe, and the declining size of the European
inward investment market

•

A continuing shift from manufacturing to service sector jobs and knowledgebased industries

•

An increase in self-employment and small business formation

•

Some continuing relocation by the private sector away from London and the
South East, depending on the speed of economic growth.

2.43

No specific mention was made of the growth of Internet based companies (though
these may be associated with knowledge-based industries). Nor did the Study
acknowledge the potential arising from the public sector relocation programme
initiated by the Lyons Review.
Key Employment Land Policy Considerations

2.44

The document review, has identified the following key policy considerations:
Focus on Specific Geographical Areas

2.45

The Council’s older Wirral Economic Regeneration Strategy (2000) sought to focus
the majority of regeneration activity within the Wirral Employment Corridor and the
designated Pathways Areas. The Wirral Employment Corridor comprised the area
stretching along the Mersey Waterfront from New Brighton to Eastham incorporating
the Docklands, Birkenhead Town Centre, Lairdside and WIBP, which was identified
as the area with both the greatest need in socio-economic terms and with the
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greatest potential for change and investment. At that time, the Corridor provided an
employment base for up to 35,000 people and contained up to 75 percent of the
Borough’s derelict land.
2.46

The Pathway Areas were identified as one of five priorities in the EC Merseyside
Objective One Programme as part of the ‘Pathways to Integration’ initiative. Within
these areas funding was focussed on ‘pathways’ to education, skills, training and
jobs, supported by actions to improve quality of life.

The Pathway Areas were

statistically identified as local neighbourhoods, which were suffering the worst levels
of economic disadvantage and poverty in Merseyside. The Programme ended in
December 2007.
2.47

The New Heartlands HMR area was designated by the Government in April 2002 to
tackle vacancy and decline at the heart of the Merseyside conurbation. In Wirral, this
included parts of Bidston, Birkenhead, Tranmere, Seacombe and Liscard. The HMR
programme is intended to improve the housing and environment of key areas in
Wirral. The four masterplan priority areas for Wirral are currently:

2.48

•

Fiveways, Rock Ferry

•

Church Road, Tranmere

•

North Birkenhead and Bidston

•

Wallasey.

In some areas poor quality housing will be removed to enable new employment led
development as part of the wider need for local urban regeneration.

2.49

Regional Planning Guidance for the North West (RPG13, March 2003) established a
framework for the concentration of development and urban renaissance resources,
with a particular focus on the North West Metropolitan Area (NWMA, paragraph 2.7
above refers). Liverpool and Manchester/Salford were defined as the regional poles
within the NWMA, with Birkenhead listed as a priority for development and
regeneration. No other Wirral locations were identified.

2.50

The Strategy for Inner Wirral (2004) was drawn up to provide a comprehensive
regeneration strategy for the New Heartlands HMR area and to identify priorities for
investment for the following ten years. Some of the most significant objectives, under
the heading of Access to Employment, included rationalising the amount of vacant
office and industrial floorspace within the area; promoting a growth in the number of
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SMEs; tackling physical constraints; enhancing Birkenhead town centre as the focus
for B1 office development; reducing vacancy rates; providing up to 46,450 sqm of
new and improved office floorspace; and working to reduce the proportion of
workless resident benefit claimants to 25 percent by 2014.

2.51

Wirral’s Regeneration Priorities (2004) was concerned with maximising Wirral’s
opportunity to attract inward investment, creating major direct and indirect economic
benefits, wealth creation and quality of life improvements. The Priorities comprised
four themes that are relevant to this study:

2.52

•

The Maritime Economy

•

Opportunity Sites

•

Developing Wirral’s Key Corridors and Gateways

•

Enterprise Development.

The Regional Economic Strategy (2006) supported the delivery of high quality
employment sites and premises through designated Strategic Regional Sites (SRSs).
Wirral has two SRSs, WIBP (Bromborough) and Twelve Quays (Birkenhead), both of
which are in the WWSIA. The objectives for these sites are to:
•

Encourage knowledge-based industry to develop in, and close to, areas of
regeneration need

•

Build on the region’s ‘knowledge’ assets, including universities and clusters of
knowledge-based industries

•
2.53

Develop strategic distribution facilities, particularly rail and port related.

Over the last five years, over 80 percent of the Borough’s new employment
development has occurred at these two locations.

2.54

The Wirral Investment Strategy (2007), the latest statement of the Council’s priorities
now focuses on seven priority projects:
•

Mersey Waterfront Regional Park

•

Brand New Brighton

•

West Wirral Development

•

Wirral Docklands and Woodside

•

WWSIA

•

Wirral Strategic Rail and Road Transport and Infrastructure

•

Birkenhead Town Centre.
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2.55

These priority projects form a co-ordinated response to the need to provide economic
opportunities to Wirral’s most deprived communities and deliver a sustainable,
enhanced environment. In spatial terms they follow the coast from West Kirby round
through New Brighton to Birkenhead and Bromborough. They are to be linked by
improved transport and infrastructure networks.

2.56

Wirral Waters is at the heart of the regeneration priority area, within the Housing
Market Renewal Initiative area and now with the benefit of New Growth Point status.
Wirral Waters uses derelict and underused dockland, adjacent to some of Wirral’s
most deprived communities. Peel Holdings have promoted Wirral Waters, following
their acquisition of the Mersey Docks and Harbour Company and their identification
of surplus land within the port.

A Strategic Regeneration Framework is being

prepared and early stages have already been consulted upon, with strong public
support for economic-led regeneration. Overall, 1.5 million sqm of new development
are proposed, with potentially over 27,000 jobs to be provided by 2050.

2.57

The Government’s Assisted Areas Review (2007) identifies those locations eligible
for regional aid, granted under EU legislation, between 2007 to the end of 2013. The
Assisted Areas include 15 wards in Wirral, based on the old pre 2003 Electoral
Wards of Bidston, Birkenhead, Bromborough, Claughton, Eastham, Egerton,
Leasowe, Liscard, New Brighton, Oxton, Prenton, Seacombe, Tranmere, Upton and
Wallasey.

2.58

Wirral Council benefits from the Working Neighbourhoods Fund (WNF), which is
designed to tackle worklessness in its broadest context. WNF aims to get people in
deprived areas back into work via a community-led approach. Wirral will receive
£28m during the next three years (the 2008/9 allocation is £8.2m). Eligible areas are
illustrated in Figure 2 below.
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Figure 2 – Eligible Areas for Working Neighbourhoods Fund

Source: Wirral Council

2.59

The North West Regional Spatial Strategy (RSS) was published in September 2008.
It identifies five sub-area Priority Areas, one being Liverpool City Region, which
includes Wirral.

2.60

RSS identifies:
•

The first priority for growth and development is the Regional Centre (Policy
RDF1 & Policy LCR1).

•

The second priority for growth and development is the inner area around the
Regional Centre defined by the New Heartlands Housing Market Renewal
Area (Policy LCR1 & Policy LCR2)

•

The Outer Area to the east of the M53 Motorway should be the focus for
initiative to promote economic development and tackle worklessness (Policy
LCR1 & Policy LCR3).

•

There is no need for any exceptional substantial strategic change to the
Merseyside Green Belt and its boundaries before 2011.

After 2011 the

presumption will be against exceptional strategic change, but subject to the
agreement of The Regional Planning Body, any local detailed boundary
changes should be examined through the LDF process (Policy RDF4)
•

The provision of sites and premises should help promote Liverpool City
Region’s growth opportunities in advanced manufacturing and engineering;
financial and profession services; creative industries; biomedical; high value
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added knowledge based industries; ICT/digital, maritime and communications
(Policy W1)
•

Recognition of the requirement to deliver a range of sites with influences at
different spatial levels – regionally significant; sub-regional, local (Policy W1,
para 6.2)

•

Wirral is identified amongst the districts with particularly high unemployment
rates (Policy W1, para 6.4)

•

The Regional Planning Body will work with NWDA, GONW and partners to
identify regionally significant sites within the urban areas of Liverpool City
Region. Some will be new. Others may be the Strategic Regional Sites
identified by NWDA as being critical to the delivery of the RES, especially
where they are already allocated in adopted plans or have planning consent.
Twelve Quays and Wirral international Business Park are such sites (Policy
W2, para 6.6)

•

Inter-modal freight terminals are not included in the employment land
allocations (Policy W3, para 6.8)

•

There should be a strong presumption in favour of safeguarding land close to
ports for logistics, transport and port-related development where there is at
least a reasonable likelihood of restitution to significant operational use within
15 years. In determining requirements for port expansion beyond existing
boundaries, account should be taken of the scope for intensification and
rationalisation within the existing boundary; the scope for relocating existing
activities or facilities off-site; the scope for developing proposed activities or
facilities off-site.

This applies to the Port of Liverpool (Birkenhead) and

Manchester Ship Canal (Eastham). (Policy RT6).
2.61

A summary of the main policies likely to apply to Wirral are highlighted in Table 9.
Table 9 – RSS Liverpool City Region Policies
Policy Objectives
Policy LCR1
Liverpool City Region Priorities

• Encourage investment and sustainable
development in the Regional Centre,
surrounding inner areas, the towns/cities as set
out in RDF1 and other key locations, in order to
contribute to the Policy W1 growth
opportunities

• Focus sustained and co-ordinated programmes
to maximise economic potential and promote
urban renaissance and social inclusion in the
New Heartlands HMRA
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Policy Objectives

• In the Outer Area promote economic
development, address worklessness, urban
renaissance and social inclusion
complementary to the Inner Area programmes

• Maximise the employment potential of the
Strategic Investment Areas and Economic
Development Zones

• Support and develop the role of the
Merseyside Ports, especially the Port of
Liverpool as the only Port of national
significance for deep-sea trade in the North of
England
Policy LCR2
The Regional Centre and Inner Areas of
Liverpool City Region

• Maintaining and enhancing the role of
Birkenhead to provide employment

• The development of the New Heartlands
HMRA Pathfinder to revitalise housing in
Wirral

• Supporting the development of the Mersey
Ports and the maritime economy

• Providing for employment within the inner
areas
Policy LCR3
Outer part of the Liverpool City Region

• Focus economic development at locations

Policy LCR4
The remaining rural parts of Liverpool
City Region

• Support and diversify the rural economy, west

which accord with the spatial principles
(Policies DPL9; W2; W3; LCR1)
of the M53, focusing development in Key
Service Centres

Source: North West RSS, 2008

2.62

In January 2009, the NWDA embarked upon a consultation exercise to review the
North West’s strategic site designations which were set in 2001. The exercise was
intended to respond to market changes and to review those sites that had fulfilled
their development potential.

For Wirral, this included the retention of Wirral

International Business Park. However, it also included the deletion of Twelve Quays
as a Strategic Site to be replaced with Birkenhead Docklands.

Wirral Council’s

response to the consultation supported the overall recommendations but requested
that NWDA amended the suggested site boundary.

The new boundary for the

Strategic Site covers more comprehensively the major strategic areas of Birkenhead,
including the waterfront from Seacombe Ferry down to the southern point of the
Cammell Laird Site.

Specific Employment Land Guidance
2.63

RSS provides advice on the provision of employment land, at Policy W3 ‘Supply of
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Employment Land’. The figures provided relate to the larger geographical areas of
Cumbria, Lancashire, Greater Manchester, Merseyside & Halton, and Cheshire &
Warrington. Dividing the figures to individual district level is a future action of the new
Regional Planning Body, as part of a separate Regional Implementation Framework.

2.64

Provision figures for Merseyside & Halton, cover the period 2005 to 2021. Based on
2005 supply figures of 1234 ha, Merseyside & Halton is set an additional allocation of
494 ha, up to 2021. The inclusion of a 20 percent flexibility factor reflects a degree of
uncertainty in establishing employment land requirements over the longer term.

2.65

Policy W3 focuses only on B1, B2 and B8 land use allocations. Whilst the figures
include regionally significant economic development, sub-regional and local sites,
they do not include inter-modal freight terminals.

This has implications for the

exclusion of port-related sites at Eastham and Birkenhead from Wirral’s employment
land supply figure, which are addressed later in this report.
2.66

Policy W3 states that employment land portfolios should also reflect the continued
economic restructuring, which will result in less need for B2 land and more for B1
uses. ’Available’ land is defined as fully serviced and actively marketed – or likely to
be in a three year period. A summary of Policy W3 is set out in Table 10.
Table 10 – Policy W3 – Supply of Employment Land
Policy
Policy W3 –
Supply of
sub-regional
and local
employment
land

Objective
The most appropriate range of sites, in terms of market attractiveness and
social, environmental and economic sustainability, are safeguarded for
employment use, ensuring that they can meet the full range of local needs
and are actively marketed
At least 30 percent of sites should be available at any one time so that all
new and existing businesses have the ability to grow successfully
The amount of brownfield land used for employment purposes should be
maximized, reflecting the likely increases in the amount available as a result
of economic restructuring
Full consideration should be given to the scope for mixed-use development
particularly in centres, and on larger sites
Appropriate provision should be made in key service centres and full
consideration given to the innovative re-use of agricultural buildings to
facilitate the growth and diversification of the rural economy
The implications of home working on the scale and location of future
employment land requirements should be considered
Office development should as far as possible be focused in the regional
centres, in or adjacent to town centres and in key service centres, consistent
with RDF2 and the sequential approach in PPS6

Source: Draft Regional Spatial Strategy 2006
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Summary
2.67

Alongside the Merseyside sub-region as a whole, Wirral faces significant socioeconomic problems and structural economic challenges.

As a response, a

substantial number of strategies and action plans have emerged at both local and
sub-regional level. These in turn overlay the national and regional planning priorities
that set the wider context for local employment land and premises provision.
2.68

These local and sub-regional strategies, which largely seek to address worklessness,
low levels of business activity and the sectoral shift in employment, could have a
significant impact on future land and premises provision. The context review,
however, also demonstrates fluidity in the response to many of these topics over
time, which makes the assessment of longer-term need throughout the LDF plan
period more challenging.

2.69

Future employment land provision needs to have regard to past performance,
evidenced by annual land take-up rates. The evidence underlying the UDP (2000)
was of an annual rate of 7.8 ha. The trend in annual take-up is now assessed to be
40 percent higher and Wirral has experienced high rates of take-up by comparison
with other areas of the Merseyside sub-region. There is an aspiration for growth to be
accommodated at a higher rate to meet local economic needs as articulated in
Wirral’s Investment Strategy.

2.70

Whilst it is important to have land allocated, it is even more important to have land
that is actually available for development.

Conflicting messages arise from the

context review on this subject.
2.71

The Merseyside Employment Land Study (2004) stated that around two thirds of
Wirral’s employment land was available in the short to medium term, without defining
what this means. In contrast, Wirral’s Regeneration Priorities (also 2004) stated that
there was only 30 ha of immediately developable land. The North West Employment
Land Study (2005) suggested the immediately available land supply was 20 ha – but
this study was limited to sites of a minimum 5 ha size.

2.72

This confusion of statistics for Wirral underlines the importance of establishing a
defensible evidence base to guide the conclusions and recommendations for future
land allocations.
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2.73

Previous studies indicate that Wirral has a lack of available, good quality employment
land, despite the presence of two of the North West’s Strategic Regional Sites. This
is probably because of the brownfield nature of much of the supply. Evidence shows
that where higher quality sites have been created they have been quickly taken up.

2.74

Over the past five years 80 percent of Wirral’s employment land take-up has been at
the Wirral International Business Park and Twelve Quays, some 40 ha of completed
development. The land resource is finite at both these locations, and if Wirral is to
sustain the recent pace of development, it needs to ensure that other allocations of
similar calibre are provided to continue to attract investors.

2.75

The limited amount of quality employment land in Wirral is not because of
contamination as Wirral is identified as having the lowest level of contamination of all
Merseyside boroughs. The presumption, tested later in this report, is that this poor
quality largely reflects a mix of ground stability conditions, physical location and
environment.

2.76

Wirral’s economic growth is currently being challenged by a number of wider socioeconomic issues, most of which will have a direct or indirect impact on the scale of
future employment land required:
•

Low levels of business stock and start-ups influence the scale of premises
required and the amount of land needed to accommodate them

•

Declining employment suggests surplus stock could be released to the
market, negating the need for new allocations

•

Below average productivity increases the risk of future disinvestment,
particularly for ‘branch plants’ with more limited loyalties to the local area,
again leading to closures and stock being made available to the market.

2.77

The Council already recognises that to raise Wirral’s economic performance to attain
the regional averages in employment and business stock numbers will require a
substantial step up from the current position. The current targets are to achieve:
•

9500 more jobs by 2012

•

200 extra new firms per year by 2016 (40 percent increase over existing
levels)

•

2000 more entrepreneurs by 2016 (14 percent increase)

•

An extra 2500 VAT-registered businesses by 2016 (almost 50 percent
increase on present numbers).
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2.78

Wirral will need more quality sites and premises to attract the required levels of
investment.

Strategy direction points to employment development being mainly

located in East Wirral linked to the wider growth aspirations of the Liverpool City
Region. This is, therefore, where the focus for future land and premises provision
should be directed.

2.79

The Wirral Investment Strategy (2007), in setting targets to redress current below
average achievement, identifies the additional need for up to 83,600 sqm of industrial
floorspace and up to 130,000 sqm of offices. This suggests a requirement for at
least 55 ha of additional development land, above and beyond existing take-up, to
accommodate the shortfall against regional averages alone.

2.80

The Regional Spatial Strategy (2008) excludes inter-modal freight terminals from
employment land supply figures but does not set future land supply targets below
sub-regional areas.

This leaves Wirral to determine its own provision for the

foreseeable future. The issue of whether port-related sites should continue to form
part of Wirral’s land supply figure must also be addressed as part of this study.

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

31

Employment Land Study
Wirral Metropolitan Borough Council

3.0

BUSINESS PROFILE
Introduction

3.1

This section seeks to understand the nature of Wirral economy in order to provide
realistic advice on suitable employment opportunities to allow for sustainable growth.

3.2

This section therefore, considers the size of the economy, where businesses are
located, and what type of businesses they are. By appreciating these aspects, it is
easier to facilitate economic development by ensuring that land is allocated in the
correct locations, where companies want and need to invest. This profile is a result
of secondary research, drawing together a number of existing published data
sources.
Demographic Assessment

3.3

The Borough has a population of 310,200 (ONS mid-year population estimates,
2007), 4.5 percent of the North West’s total. On this basis, Wirral is one of the
largest metropolitan districts in the country. The highest densities of population are
concentrated in east Wirral.

3.4

Latest ONS data for December 2008 shows that 74.9% of Wirral’s population are
economically active, compared to the North West and GB averages of 76.3 percent
and 78.8% respectively. Data to the same period indicates that Wirral’s Employment
Rate is 68.7% less than both the Regional rate of 71.3% and the GB rate of 74.2%.
ONS data from DWP, based on the proportion of JSA claimants of the working age
population, shows that Wirral’s JSA rate in June 2009 was 5.6% again, higher than
both the North West and national averages of 4.6% percent and 4.1%. This means
that approximately 10,000 working age residents are claiming JSA.

3.5

Table 11 shows the scale of contrast in the levels of skills available in Wirral. Wirral
has the lowest proportion of working age residents who have no qualification, as well
as the greatest proportion who are qualified to NVQ Level 4 and above, in
Merseyside.

Table 11 – Qualifications (2008)
Level
NVQ4 and
above

Wirral
%

Halton

Knowsley

Liverpool

Sefton

St
Helens

Merseyside

North
West

Great
Britain

30.2

18.1

14.5

21.9

27.5

21.2

23.9

25.6

29
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Level

Wirral
%

NVQ3 and
above

49.6

Halton

Knowsley

Liverpool

Sefton

St
Helens

Merseyside

North
West

Great
Britain

33.8

31.9

39.3

46.6

38.3

42.0

44.2

47

NVQ2 and
above

71.1

57.9

55.0

61.3

66.3

60.6

63.6

64.2

65.2

NVQ1 and
above

85.1

74.3

71.2

73.5

79.3

74.2

77.0

78.1

78.9

Other
qualifications

4.0

7.4

5.1

6.9

4.3

6.9

5.5

7.2

8.7

No
qualifications

10.9

18.2

23.7

19.5

16.4

18.9

17.4

14.7

12.4

Source: ONS Annual Population Survey 2008

3.6

Wirral is ranked as the sixtieth most deprived local authority area in England in the
national Index of Multiple Deprivation (2007). A third of the Borough’s super output
areas (SOAs) are in the top 20 percent most deprived in England, and just under a
quarter (24 percent) are ranked in the top 10 percent. The deepest areas of
deprivation lie on the eastern side of the Borough, including parts of Birkenhead &
Tranmere, Bidston & St James, Seacombe and Rock Ferry.

3.7

Wirral is ranked as the 8th most deprived local authority in England in terms of
employment – based deprivation.
Employment by Occupation

3.8

Table 12 illustrates the breakdown of employment in Wirral by main occupation
group. The largest proportions of employment are in associate professional and
technical and administrative and secretarial occupations. Compared to the North
West and national figures, the proportion of people employed as managers and
senior officials is very low. The high proportion of people employed as process, plant
and machine operatives (compared to the North West and nationally) reflects the
high reliance on manufacturing within the study area.
Table 12 – Employment by Main Occupation Group
Occupation Type

Wirral,
percent

Merseyside,
percent

North
West,
percent

Great
Britain,
percent

Managers & Senior Officials

10.6

11.5

13.8

15.0

Professional Occupations

13.4

10.2

12.3

13.0

Associate Professional &
Technical Occupations

15.5

13.2

12.3

13.0

Administrative & Secretarial

16.4

13.4

12.6

12.1
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Occupation Type

Wirral,
percent

Merseyside,
percent

North
West,
percent

Great
Britain,
percent

Skilled Trades Occupations

8.4

10.0

10.7

10.9

Personal Service Occupations

6.6

9.5

8.6

8.0

Sales & Customer Service
Occupations

8.3

10.1

8.5

7.7

Process, Plant & Machine
Operatives

9.3

8.7

8.1

7.3

Elementary Occupations

11.9

13.5

11.3

11.4

Occupations

Source: ONS Annual Population Survey mid 2005 to mid 2006

Employment by Industry
3.9

Table 13 shows that Wirral provides a higher proportion of jobs in manufacturing,
transport and communications, and public administration, education and health, than
regional and national figures. The Council is the largest employer with approximately
13,000 employees. The 2001 Census showed that 14 percent of Wirral’s workforce
worked in the health and social work sector.
Table 13 – Standard Industrial Classification Breakdown
SIC 92

Employment Structure, proportion of jobs,
percent
Wirral

Agriculture & Fishing

Merseyside

North
West

England

-

1.9

1.3

1.2

0.4

0.8

0.9

0.9

14.6

12.1

14.5

13.1

8.2

8.2

7.5

7.9

17.6

18.8

19.4

19.0

7.4

7.9

6.9

6.8

Banking, Finance & Insurance, etc

12.5

12.5

14.0

16.5

Public Administration, Education &
Health

34.5

32.0

29.8

27.9

4.2

5.2

5.4

6.4

Energy & Water
Manufacturing
Construction
Distribution, Hotels & Restaurants
Transport & Communications

Other Services

Source: NOMIS Annual Population Survey mid 2005 to mid 2006

Numbers and Sizes of Businesses
3.10

In 2007, ONS identified 5835 VAT registered businesses operating in the Borough
(22.8 percent of the Merseyside total). This figure excludes very small companies
operating below the minimum financial threshold (for the 2006-2007 financial year the
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VAT registration threshold was £64,000) and includes approximately 30 percent of
businesses in non-relevant sectors for the purposes of this employment land study,
such as retailing.
3.11

The total number of VAT registered businesses can be broken down further by
industry sector. Table 14 shows that the majority of businesses in Wirral are in the
property and business services sector (although its share is less than regional and
national figures). There are no major differences between the Borough and the other
areas, perhaps with the exception of retail.
Table 14 – VAT Registered Businesses By Sector, percent by number per
broad industry group
Sector

Wirral

Merseyside

North West

England

Agriculture

1.1

1.0

5.0

5.0

Production

7.6

7.7

7.7

7.4

Construction

9.9

9.6

9.1

9.8

Motor Trades

4.0

3.6

4.0

3.7

Wholesale

5.0

5.6

6.3

6.0

18.6

17.1

15.0

12.9

Hotels and Catering

7.9

8.2

7.7

7.0

Transport

3.1

4.0

3.8

3.5

Post and
Telecommunications

0.9

1.0

1.2

1.1

Finance

1.4

1.9

1.6

1.6

25.2

24.7

26.0

29.0

Education

3.1

3.2

2.4

2.2

Health

2.8

2.9

2.0

1.9

Publication and
Other Services

9.4

9.5

8.0

8.7

Retail

Property and
Business Services

Source: ONS 2007

3.12

With regards to business stock growth, compared to other Merseyside local authority
areas, Wirral has had the second lowest increase since 1994, below the Merseyside
average (see Table 15).

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

35

Employment Land Study
Wirral Metropolitan Borough Council

Table 15 – Number of Businesses
Area

January 1994

January 2007

Knowsley

1499

1960

31.5

St Helens

2800

3230

18.6

Liverpool

7380

8665

17.4

Wirral

5035

5835

15.8

Sefton

5220

5765

10.4

21,925

25,545

16.5

Merseyside

Percentage
Change

Source: ONS Annual Business Inquiry 2007

3.13

This can be broken down further by looking at industry sector changes since 1994.
Table 16 shows that the largest percentage increase in the Borough has been in the
financial intermediation and real estate sectors (the former well above sub-regional,
regional and national levels). Conversely the Borough has witnessed limited growth
in the public administration sector compared to the sub-regional, regional and
national figures. In addition the Borough has experienced a sharper decrease in the
wholesale, retail and repairs sector compared with the sub-region, region and nation.
Table 16 – Industry Sector Changes
Sector

Wirral Borough

Change
Merseyside,
percent

Change
North
West,
percent

Change,
England,
percent

Business
Stock
1994

Business
Stock
2007

Change,
percent

85

75

-11.8

-4.6

-9.6

-10.8

0

0

0.0

+100.0

+4.5

+2.1

Manufacturing

525

500

-4.8

-6.1

-11.1

-6.9

Construction

660

765

+16.0

+18.2

+13.4

+17.3

Wholesale,
Retail and
Repairs

1740

1465

-15.8

-14.7

-13.8

-6.4

Hotels and
Restaurants

400

520

+30.0

+29.1

+16.1

+27.8

Transport,
Storage and
Communications

205

215

+4.9

+1.6

+16.0

+21.3

25

50

+100.0

+34.2

89.4

+41.6

880

1690

+92.0

+95.0

+92.8

+89.0

Agriculture and
Forestry; Fishing
Mining and
Utilities

Financial
Intermediation
Real Estate,
Renting and
Business
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Sector

Wirral Borough

Change
Merseyside,
percent

Change
North
West,
percent

Change,
England,
percent

Business
Stock
1994

Business
Stock
2007

Change,
percent

Public
Administration;
Community,
Social and
Personal
Services

405

445

+9.9

+16.1

+19.1

+15.8

Education;
Health and
Social Work

105

120

+14.3

+14.6

+11.0

+32.2

5030

5845

+15.9

+16.5

+14.7

+17.8

Activities

Total

Source: Small Business Service 2007

3.14

Small Business Service data published in August 2006 identifies that nationally over
99 percent of all businesses are classified as small (up to 49 employees according to
DTI definitions). Nationally, the growth in numbers of businesses over the last two
decades has been underpinned by increasing numbers of sole traders and micro
businesses (up to nine employees). As Table 17 shows, 97 percent of businesses in
Wirral employ 50 or fewer employees, with 84 percent employing ten people or less
(the highest in Merseyside).
Table 17 – Businesses Size in Merseyside
Area

Number of Employees
1-5

6-10

11-20

21-50

51-100

101-250

250+

Liverpool

62.3

16.6

10.1

7.6

1.9

1.0

0.6

Knowsley

62.0

15.7

9.4

8.4

2.3

1.2

0.9

St Helens

66.7

14.1

9.3

6.9

1.7

0.9

0.3

Sefton

70.1

13.3

8.6

5.5

1.6

0.6

0.3

Wirral

69.6

14.2

8.1

5.8

1.4

0.5

0.4

Merseyside

66.4

14.9

9.1

6.7

1.7

0.8

0.5

Source: ONS Annual Business Inquiry 2005

Geographic Location
3.15

Table 18 shows the distribution of office and industrial premises (hereditaments
identified by the Valuation Office for the purposes of business rates collection). The
spatial distribution can be analysed by Middle Super Output Areas (MSOAs), the new
statistical geography for reporting small area statistics, published by the Office for
National Statistics.

Wirral comprises 42 MSOAs, each with a minimum resident
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population of 5000 people.

A breakdown of the data by MSOA is included at

Appendix 5.
3.16

Table 18 shows that there are almost twice as many industrial units as offices. The
greatest concentration is located in northeast Wirral, which includes Birkenhead,
Wallasey and Prenton. MSOA 016, which includes Birkenhead Town Centre, on its
own accounts for 415 industrial and 376 office premises – by far the greatest
concentration of space in the Borough. MSOA 021, which includes the remainder of
central Birkenhead and Tranmere, contains another 146 industrial and 28 office
premises.
Table 18 – Distribution of Premises and Homeworking
Area

Middle SOAs

Number of Units
Factories/
Warehouses

North East
Covers Wallasey,
Birkenhead, and Prenton
South West

Offices

Number of
People
Homeworking

001-011, 015,
016, 019-022,
024, 025, 027,
030

1163

667

3784

033, 034, 037,
038, 040

57

80

1588

012-014, 017,
018, 023, 026,
028

238

113

2048

029, 031, 032,
035, 036, 039,
041, 042

259

94

1559

1717

954

8979

Covers Heswall,
Thurstaston, Irby,
Thornton Hough and
Raby
North West
Covers Hoylake, West
Kirby, Moreton and
Greasby
South East
Covers New Ferry,
Bebington,
Bromborough and
Eastham
Total

-

Source: ONS Commercial and Industrial Floorspace 2006
ONS Census 2001

3.17

Perhaps surprisingly the northwest and southeast areas of Wirral contain similar
amounts of properties, even though the latter includes WIBP.

In the northwest,

MSOA 014 in Hoylake accounts for 123 industrial and 32 offices, while in the
southeast MSOA 036 and MSOA 039, which represent north and south
Bromborough, contain 233 industrial and 59 offices.
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3.18

There is relatively little commercial space in the more residential and rural
southwestern areas.
Homeworking

3.19

The DTI Annual Small Business Survey (2006) showed that 41 percent of all
businesses nationally are now home based.

Based on the 2001 Census,

homeworking in Wirral accounted for only 6.9 percent of the working age population
in employment, lower than both the North West (8.3 percent) and England and
Wales’ (9.1 percent) averages.

3.20

The two MSOAs with the highest number of homeworkers were MSOA040, which
covers Heswall and MSOA038, which covers Thornton Hough; both of which are in
the southwest of the Borough.

The statistics indicate a substantially greater

incidence of homeworking in the west of Wirral than in the east.
Commuting
3.21

Statistics on commuting in the Borough are provided in the Merseyside Local
Transport Plan – Travel in Merseyside (2006). Based on the 2001 Census, 15,777
people make daily travel to work (TTW) trips into the Borough. Most trips are from
Ellesmere Port & Neston (28 percent). When compared against 1991 data, TTW
trips into Wirral have increased by 4357 people. Interestingly, the amount of TTW
trips from Chester to Wirral has increased by 78 percent during this period.

3.22

Conversely, just over 40,000 people make TTW trips out of the Borough,
predominantly to Liverpool (43 percent of all outgoing TTW trips). The amount of
TTW trips out of Wirral has increased slightly between 1991 and 2001 by 1702
people. Whilst there has been a decrease in the number of people travelling to
Liverpool and Ellesmere Port & Neston, there have been increases to Chester,
Warrington and Greater Manchester.

3.23

The net outflow, based on the 2001 Census is 25,051 people, almost 20 percent of
residents in employment.
Summary

3.24

The Borough’s residents are relatively well qualified in the context of Merseyside, yet
unemployment and economic inactivity are higher than regional and national levels.
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The latter are the consequence of severe pockets of deprivation, mainly close to the
industrial areas in the east of Wirral. There are still close to 60.000 Wirral residents of
working age without employment.
3.25

While the majority of people are employed in associated professional and technical
and administrative and secretarial occupations, the proportion of people employed in
manufacturing occupations remains well above regional and national averages.

3.26

The rate of VAT registered business formation within the Borough is low and has
been since 1994.

The rate of growth is less than that of the majority of other

Merseyside areas and below that of the sub-region as a whole. Certain sectors have
grown strongly – financial intermediation and real estate, renting and business
activities but Wirral still requires an extra 2500 VAT registrations to attain the current
North West average.

3.27

A quarter of the Borough’s 5835 VAT registered-businesses are in the property and
business services sector. The business profile generally follows wider averages,
except in retail where Wirral is over-represented. Most businesses are very small,
with up to five employees – almost 70 percent. Reflecting this, Wirral has the highest
percentage of micro-business (less than 10 employees) of any Merseyside local
authority area. This implies that future premises provision is likely to be far more
significant than land availability, although suitable land in appropriate locations will be
needed to accommodate these premises.

3.28

The shift from industrial to service sector activity, a feature of national, regional and
local economic trends, will also have a bearing on future land and premises
provision, with a greater propensity for office based employment.

The current

structure of premises provision in Wirral is, however, still strongly industrial, with
almost twice as many industrial premises as offices.
3.29

Birkenhead remains a real focus for business activity (both industry and offices) in
the Borough.

Northwest Wirral, particularly Hoylake, nevertheless, contains a

significant number of businesses, especially when compared against the perception
of the large amount of modern space developed at WIBP.
3.30

Wirral does not provide enough jobs to occupy all its working residents and is
currently highly dependent on job opportunities in surrounding areas. Commuting
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patterns indicate that the Borough is a net exporter of workers, losing over 25,000
people, almost 20 percent of its residents in employment, the majority to Liverpool.
This is of such a scale to suggest that it would be unrealistic to believe that Wirral
could achieve equilibrium in the short to medium term.

3.31

As an indicator of what might be required to achieve this, approximately 500,000 sqm
of offices would be needed to accommodate 25,000 jobs.
would require a higher floorspace per capita.

Industrial employees

Based on the floorspace and job

density figures used in the RSS evidence base, this would require a theoretical range
of provision of between 140 and 250 ha. The scale of development required could be
provided by a scheme such as Wirral Waters.
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4.0

PROPERTY MARKET – GENERAL OVERVIEW
Introduction

4.1

This section provides a general commentary on the current condition of the property
market, arising from consultation with public sector agencies, including the analysis
of monitoring data for enquiries and vacancy rates. It also provides a summary of
emerging trends that could affect the future development of the area.
The Mersey Partnership

4.2

The Mersey Partnership (TMP) work to develop the Liverpool City Region as a place
to invest, live, work and visit. One of its key areas of work is to enhance economic
development within the Liverpool City Region through attracting inward investment
from key growth sectors. Tables 19 to 21 provide a breakdown of enquiries received
by TMP by premises type and size between 2005 and 2007.
Table 19 – TMP Enquiries by Type for Merseyside, 2005-2007
Type

2005

2006

2007

Total

Industrial

377

653

461

1491

Office

185

415

282

882

Site/Land

83

142

113

338

Managed/serviced
offices

96

131

91

318

Total

741

1341

947

3029

Source: The Mersey Partnership 2007

4.3

Table 19 shows that industrial enquiries account for just under half all enquiries
received for the Merseyside sub-region. Office enquiries account for 29 percent,
although the office sector as a whole represents 40 percent when enquiries for
serviced office space are included.
Table 20 – TMP Enquiries by Type for Wirral, 2005-2007
Type

2005

2006

2007

Total

Industrial

263

248

174

685

Office

108

124

77

309

Site/Land

39

28

38

105

Managed/serviced
offices

80

61

46

187

490

461

335

1286

Total

Source: The Mersey Partnership 2007
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4.4

Table 20 shows that over half of all enquiries for Wirral are for industrial properties
(53 percent). Enquiries for all types of office space represent 39 percent of the
requirements. The number of enquiries for Wirral equates to over 40 percent of the
total for Merseyside.
Table 21 – TMP Enquiries by Size for Wirral, 2005-2007
Size, sqm

Industrial

Offices

Managed/Serv
iced Offices

Total

0 – 46

17

30

21

68

47 – 93

50

75

63

188

94 – 232

131

77

54

262

233 – 465

143

48

17

208

466 – 930

114

22

5

141

931 – 1860

55

10

1

66

1861 – 4650

60

8

0

68

4651 +

59

2

0

61

Size not stated

61

38

26

125

690

310

187

1187*

Total

Source: The Mersey Partnership 2007
*N.B. Total excludes 106 enquiries for sites rather than premises, for which TMP has not supplied size
band breakdown details.

4.5

Enquiries received by TMP for premises in Wirral are detailed by size in Table 21.
Key characteristics include:
•

Industrial demand is greatest for properties of 94 – 930 sqm (64 percent)

•

Office demand is greatest for properties of 47 – 232 sqm (49 percent)

•

12 percent of enquiries do not state a size

•

8 percent of all enquiries are for sites rather than premises.

Comment
4.6

As TMP operate across the Mersey sub-region, they have to remain unbiased and
prevent the over-promotion of a particular local authority.

4.7

TMP state that enquiries for Wirral are generally from local industrial, port-related
businesses and small office companies.

Companies who move to Wirral are

normally attracted by a cluster of related businesses or are in a sector that has a
particular history within the area.
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4.8

The office market in Merseyside is dominated by Liverpool due to its good transport
links and popularity with staff, as businesses in city centres appear to find it easier to
retain highly skilled workers than businesses in out-of-town locations.

4.9

There are two main issues affecting inward investment in Wirral: the lack of available
suitable property and the lack of power capacity. One of TMP’s key target sectors is
financial and professional services. These businesses want top quality office space,
which Wirral lacks. Wirral is also known to have lost inward investment projects due
to the lack of power supply, especially in Bromborough.

4.10

Generally, Wirral receives a healthy level of enquiries and there is certainly an
opportunity to expand employment based on the interest expressed. However, TMP
believes that the Borough needs to offer a higher quality of sites and premises and to
resolve the lack of power issue.
Invest Wirral

4.11

TMP do not deal with all the property and investment enquiries within the Borough.
Invest Wirral is part of Wirral Council. Its role is to work with businesses looking to
establish or expand within the Wirral. Invest Wirral provides information on the supply
of sites and premises within the Borough (maintaining a database of currently
available opportunities) and records a picture of demand (in terms of enquiries
received).

4.12

Table 22 details relevant property enquiries received by Invest Wirral since 2002. In
line with the economic and employment characteristics highlighted in Section 3, there
is an emphasis towards industrial needs. A breakdown has been provided for four of
the years, and shows that 54 percent of enquiries were for industrial property.
Interrogation shows that land enquiries were largely from potential industrial
occupiers.
Table 22 – Invest Wirral Enquiries by Type
Type

2002/03

2003/04

2004/05

2005/06

2006/07

2007/08

Total

Office

174

-

-

187

162

126

649

Industrial /
Warehouses

262

-

-

257

217

151

887

Land

-

-

-

34

31

42

107

Total

436

500*

523*

478

410

319

1643

Source: Invest Wirral 2008 (NB: * May include non-relevant enquiries e.g. retail)
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4.13

It should be noted that small businesses are more likely than larger companies to
contact Invest Wirral about their premises requirements, and as Table 23 shows,
most enquiries were for premises at the smaller end of the spectrum:
•

67 percent of all enquiries for premises below 464 sqm

•

88 percent of office enquiries for premises below 464 sqm

•

75 percent of all industrial enquiries for premises below 929 sqm

•

17 percent of all enquiries for premises above 1858 sqm, most of which were
for land and industrial premises.

Table 23 – Invest Wirral Enquiries by Size 2005 – 2008
Type

Size Band, sqm
0-46

47-93

94-232

233464

465929

9301858

1858 +
*

Total

Industrial/
Warehouse

64

73

104

110

83

49

97

580

Serviced
Offices

54

43

32

11

2

1

0

143

Offices

65

63

55

44

11

11

24

273

2

0

3

5

6

7

64

87

185

179

194

170

102

68

185

1083

Site
Total

Source: Invest Wirral 2008
* Size band widths provided by Invest Wirral for 2005/6 were different to 2006/7 and 2007/8. Therefore,
enquiries above 1858sqm have been combined for comparison purposes

4.14

In addition, Invest Wirral has provided details of successful inward investment
between April 2005 and December 2007. Table 24 shows the location of investment
successes and illustrates the dominance of Bromborough and Birkenhead. Table 25
breaks down the successes by size of premises occupied.
Table 24 – Invest Wirral Inward Investment Successes by Area
Area

2005/06

2006/07

2007/08

Total

Bromborough

4

2

7

13

Birkenhead

4

2

1

7

Prenton

1

1

0

2

Wallasey

1

0

0

1

10

5

8

23

Total
Source: Invest Wirral 2008
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Table 25 – Invest Wirral Inward Investment Successes by Size Band 2005 –
2007
0-93
Area

94186

187465

466930

9311860

18614650

4651+

Size not
specifie
d

Total

Bromborough

0

0

3

2

4

2

0

2

13

Birkenhead

3

2

2

0

0

0

0

0

7

Prenton

0

0

1

0

1

0

0

0

2

Wallasey

0

1

0

0

0

0

0

0

1

Total

3

3

6

2

5

2

0

2

23

Source: Invest Wirral 2008

4.15

Unfortunately, the inward investment data provided does not differentiate between
office and industrial uses or type of activity. The investments span most size bands.
Invest Wirral estimate that almost £14.5 million has been invested in Wirral over the
past three years, resulting in 383 new jobs created and 182 jobs safeguarded.
North West Development Agency (NWDA)

4.16

NWDA hold data on inward investment successes at the regional level. However the
Agency does not release information on these successes at the level of individual
local authority areas. No comparison could be made with the data held by Invest
Wirral as their figures relate to premises transactions, whereas NWDA’s statistics
include company acquisitions or reinvestments that have no additional premises
involvement.
North West Regional Assembly (NWRA)

4.17

NWRA state that there is an issue as to whether the Regional Spatial Strategy (RSS)
should have identified employment land provision down to the level of individual
districts. Local authorities will, therefore, need to undertake further work to apportion
the sub-regional figures set out in RSS, which for Merseyside and Halton would
amount to the need for an additional 494 hectares of employment land to 2021.

4.18

The need to provide for a further increase in the housing requirement figures to meet
the national housing agenda could have further implications for employment land
provision, in terms of a greater pressure to release land for housing and in terms of a
greater need to identify employment land to accommodate jobs for a larger
population. This is likely to be included in the emerging single Regional Strategy.
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4.19

In addition to this, Wirral Council’s joint New Growth Point bid, submitted with
Liverpool City Council and Peel Holdings has now been approved by Government.
Initial funding is to be directed towards infrastructure improvements to bring forward
new housing land and support for new homeowners. The Growth Point area includes
the Wirral Waters project within the Birkenhead Dock Estate, which although it may
impact on the amount of land within the Estate coming forward for traditional
employment uses, will also bring forward major new office development.
Liverpool City Council

4.20

An employment land review has been completed. This has shown that there is a very
tight existing allocated and identified employment land position within the emerging
LDF period i.e. to 2024. However, the review concludes there is no need to identify
additional allocations.

Consequently, the review recommends retention of the

existing 330 ha supply, with the emphasis to be given to addressing the mismatch of
the supply in North Liverpool.
4.21

The employment land review did not take into account employment land issues in
Wirral.
Ellesmere Port and Neston

4.22

Vauxhall or Shell owns much of the District’s land. There is uncertainty about the
long-term future of Vauxhall. Were Vauxhall to close, the two key implications for
Wirral would be:
•

50 percent of the workforce are Wirral residents

•

substantial landholdings would be released adjacent to Wirral’s southern
boundary, well located to the M53 motorway corridor, which could be seen as
a major competing investment opportunity.

4.23

Shell’s ongoing contraction means that they now own around 140 ha of unused land,
albeit with a legacy issue of underground services constraints and landlocked by
continuing operational land. The additional 54 ha at the former Burmah Oil site
cannot currently be accessed because of Shell’s operational land.

4.24

Elsewhere in the Borough, the Council is accepting the re-allocation of employment
land to residential uses for a number of sites adjacent to Ellesmere Port Town
Centre.

Further employment land, currently in port-related use, is also to be

proposed for redevelopment for housing, as a consequence of Peel Holdings plans to
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relocate its port functions to Eastham, within Wirral, to accommodate its Ellesmere
Quays development which, like Wirral Waters, has been given Growth Point status.
4.25

The Borough’s employment land supply will be reviewed in late 2008 as part of a
wider assessment for the new Cheshire West & Chester unitary authority area.
Sefton Metropolitan Borough Council

4.26

Sefton see linkages with Wirral as very tenuous. Instead, they see stronger links for
Wirral with Liverpool, Chester and Ellesmere Port and Neston.
Knowsley Metropolitan Borough Council

4.27

Knowsley MBC see no linkages between Knowsley and Wirral.

Knowsley are,

however, concerned with addressing the potential for the over-provision of
employment land in the sub-region and have thus joined Sefton, Halton and West
Lancashire to produce a combined land study. Knowsley are particularly concerned
about how the contribution of each local authority to the delivery of the wider plans
for the City Region will be decided.
Cheshire County Council
4.28

The County Council acknowledges that a substantial share of employees at Vauxhall
in Ellesmere Port are from Wirral but note that flows occur in both directions, as the
food processing industry in Wirral tends to provide low pay/contract work for unskilled
people from North Cheshire.

4.29

In their view, the large-scale manufacturing losses in Ellesmere Port have been
replaced by jobs in the retail and service sector and the manufacturing workforce
now travels either to Wirral or to Deeside/Broughton in North Wales.

4.30

Wirral is not, however, viewed as a competitor to Ellesmere Port. The Mersey Dee
Alliance, which also includes authorities in North Wales, sees the two economies as
integrated and complementary.

The Alliance’s focus is now on integrating local

transport systems, to improve accessibility for the whole of the sub-region’s
workforce, rather than about creating competing destinations.
Flintshire County Council
4.31

Flintshire and Wirral have a good working relationship as part of the Mersey Dee
Alliance, and their strategies aim to complement, rather than compete with each
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other.

The linkages between the two economies are also reflected in the West

Cheshire/North East Wales Sub-regional Spatial Strategy (2004), which has been
used to feed into the RSS for the North West.
4.32

Deeside is an important destination for Wirral’s workforce and has a number of key
regional employment sites, including Deeside Industrial Park, the Deeside strip and
Broughton. The Council wants to protect the integrity of Deeside and work is taking
place to improve accessibility, to aid employment flows in both directions.

4.33

Flintshire’s employment land review is also underway.

The Northern Gateway

employment site has had to be reduced in size (from 138 ha to 98 ha) to reflect the
need for flood alleviation and demand for housing. However, the site is still big
enough to create critical mass for a new railway station and to further support the
proposed electrification of the Bidston-Wrexham line.

4.34

The Council also expects to see some other existing employment land recommended
for de-allocation. While the study is expected to show a requirement for less land
overall, it is expected to conclude that the remaining land must be of better quality
and more accessible.
Federation of Small Businesses

4.35

The Federation of Small Businesses (FSB) is the largest organisation representing
SMEs in the UK. It has over 210,000 members across 33 regions. Wirral is in the
Merseyside, West Cheshire and Wigan region, which has 7000 members (1300 are
in Wirral).

Although members must be from companies with less than 200

employees, some 60 percent are one-man bands and are therefore ‘lifestyle’ or
‘micro businesses’.
4.36

There are no major issues distinct to Wirral, which mainly presents the same
problems as other small businesses experience across the country. These include:
competition from multinationals, the availability and cost of parking and access to
business support. FSB consider it is important that local authorities recognise the
needs of SMEs. Local authorities make plans for the next five to ten years, whereas
a lot of SMEs work on a week-to-week or month-to-month basis.

4.37

Recruitment for SMEs is an issue. SMEs want employees who are multi-skilled,
literate, etc – they cannot afford to employ the wrong person. In addition to this,
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there are legislative burdens to deal with including maternity, paternity, minimum
wage, etc.

This extra workload discourages SMEs from growing and so many

choose to stay below the minimum VAT threshold. This means that they remain
undetected by local authority measuring tools that use the number of VAT registered
business as a performance indicator.

4.38

The main issues in Wirral are a lack of start-up units and business support. The east
of the Borough has a high number of start-ups but a poor survival rate. Business
support particularly needs to be strengthened in years two and three. Wirralbiz
provides support and mentoring in a company’s first year but there is no organisation
providing this additional service. In their view, the needs of SMEs require better
recognition.

4.39

Crime against businesses is another key issue faced by SMEs. Nationally, one in
every five incidences of crime is against a business yet just one in eight is reported.
The FSB is launching a campaign entitled ‘Every Crime, Every Time’ which aims to
raise awareness of this issue.
Wirral Black and Racial Minority Partnership

4.40

Wirral is seeing a change in demographics. Ten years ago black and minority ethnic
groups (BMEs) made up only 0.3 percent of the population. Now it is 4.5 percent and
rising.

There is also a change within the BME community in the Borough.

Historically the Chinese/Vietnamese community was dominant.

Now it is the

Indian/Bangladeshi community.
4.41

BMEs tend to run their own businesses, mostly small ones, in areas where there is a
high proportion of BMEs.

The Council needs to ensure that provision for BME

businesses to set up is made in new housing developments in BME areas. The
provision of premises for BME businesses should be examined at a local level, rather
than Borough-wide.
4.42

Business support for BMEs is lacking but as the BME business community is still
small it may not require a specialist focus.

The process by which grants and

business support is made available needs to be more accessible to the BME
community.
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Mersey Maritime
4.43

Mersey Maritime represents 1000 companies located in or near to Greater
Merseyside. The cluster employs over 26,000 people and has a combined annual
turnover of £2.5 billion. Most of the cluster’s businesses in Merseyside are based in
Liverpool. However, approximately 150 are in Wirral.

4.44

Mersey Maritime supports the maritime cluster through business development,
promotion and communication, infrastructure projects and skills development.
Mersey Maritime is also leading on a Mersey Ports Growth Strategy. Its aim is to
develop Merseyside as a global gateway, with a national distribution/logistics hub in
the hinterland. Space for this is at a premium but there is potential for this to be
accommodated on the former Cammell Lairds shipyard.

4.45

Wirral Waters is seen as a complementary waterfront development. As modern port
activity requires less land and fewer staff, non-port related activity could be a good
use of vacant or redundant land.
Wirral Investment Network

4.46

The Wirral Investment Network (WIN) was set up in 1993 to provide a forum for local
businesses and organisations to meet, network and exchange information. WIN is
now coordinated through Invest Wirral and has around 64 members.

4.47

WIN’s objectives are to promote Wirral as a desirable location to live, work, invest
and visit; to provide an effective means of exchanging information, networking,
facilitating productive discussion and informing public policy; to promote informed
discussion and the development of strategic ideas supporting investment,
regeneration, enterprise and associated programmes.

4.48

WIN’s members are predominantly Wirral-based, although some are from Ellesmere
Port and Chester. WIN has a good representation of businesses by sector and size.
No employment land or premises issues have been raised in member discussions.
However, WIN is being re-branded to raise its profile and so further debate is
expected to be generated.
Property Supply
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4.49

A schedule of the vacant floorspace being marketed in the Borough (as at November
2007) has been compiled from property databases, a trawl of commercial property
agents and consultation with stakeholders. The full schedules for industrial (including
warehouses and workshops) and offices have been included in Appendix 6.

Industrial
4.50

Table 26 shows that there is almost 200,000 sqm of vacant industrial floorspace,
made up of 169 properties, with significant numbers of premises of between 93 to
929 sqm. Just three properties are larger than 9291 sqm.
Table 26 – Amount of Vacant Industrial Property
Size Band,
sqm

0-92

93186

187464

465929

9301858

18594645

46469290

9291+

Total,
sqm

Floorspace,
sqm

1663

2011

11,848

26,374

15,761

54,741

41,890

42,172

196,460

31

19

35

41

13

20

7

3

169

Number

Source: BE Group 2008

4.51

Only 25 of the 169 properties are available freehold. Only 30 are good quality/new,
while 20 are budget space. The majority fall into the moderate quality grade. This is
specified in the Appendix 6 schedules.

4.52

Table 27 reveals the dominance of both Bromborough and Birkenhead in terms of
the number of vacant industrial properties, followed by Wallasey and Upton.

In

Bromborough the majority of vacant units are on Croft Business Park (13 units)
followed by the recent developments at Woodway Court and Coliseum Business
Park (both have seven vacant units). In Birkenhead, the majority of vacant units are
at the recently developed Commerce Park (11 units) and at the older Woodside
Business Park (seven units).
4.53

Most of the vacant property is in east Wirral. There are only 20 vacant units in west
Wirral. However 17 of these are in Upton, at the large factory complexes off Arrowe
Brook Road. Although there is a more limited property market in the west, few small
workshops are available.
Table 27 – Location and Size of Vacant Industrial Property
Size, sqm
Area

Size, sqm
0-92

93464

465929

9301858
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Size, sqm

Size, sqm
Area

0-92

93464

465929

9301858

18594645

46469290

9291+

Total

Bromborough

4

30

8

7

8

3

0

60

Birkenhead

18

11

11

4

11

2

1

58

Wallasey

7

10

6

1

0

1

0

25

Prenton

1

0

3

0

1

0

0

5

Oxton

1

0

0

0

0

0

0

1

Upton

0

2

11

1

0

1

2

17

Heswall

0

1

0

0

0

0

0

1

Hoylake

0

0

1

0

0

0

0

1

Moreton

0

0

1

0

0

0

0

1

Total

31

54

41

13

20

7

3

169

East Wirral

West Wirral

Source: BE Group 2008

Offices
4.54

Table 28 shows that there is 26,700 sqm of vacant offices, in 109 properties. Most
units are 47-186 sqm in size. There is only one property larger than 1859 sqm.
Table 28 – Amount of Vacant Office Property
Size Band,
sqm

0-46

47-92

93186

187464

465929

9301858

Floorspace,
sqm

397

2084

3822

5723

4414

6916

3344

26,700

Number

18

30

29

19

7

5

1

109

1859+

Total,
sqm

Source: BE Group 2008

4.55

14 of the 109 offices are available freehold. There are 17 good quality/new and 17
budget grade premises, but most fall into the moderate grade. This information is,
again, detailed in Appendix 6.

4.56

Table 29 indicates that 65 percent of all vacant office units are in Birkenhead, with 19
offices in Hamilton Square and 11 on Woodside Business Park. Outside Birkenhead,
there are concentrations of newly developed units at Prenton Business Park, at the
entrance to North Cheshire Trading Estate, and at The Courtyard, Old Court House
Road, Bromborough.
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Table 29 – Location and Size of Vacant Office Property
Size, sqm
Area

0 – 46

47 - 92

93 464

465 –
929

930 1858

1859
+

Total

Birkenhead

15

21

28

4

2

1

71

Bromborough

0

3

10

1

2

0

16

Wallasey

1

5

2

1

0

0

9

Prenton

0

0

4

0

0

0

4

Bebington

1

0

0

0

0

0

1

New Ferry

0

0

1

0

0

0

1

Oxton

0

1

0

0

0

0

1

Upton

0

0

2

1

1

0

4

Irby

1

0

0

0

0

0

1

Moreton

0

0

1

0

0

0

1

Total

18

30

48

7

5

1

109

East Wirral

West Wirral

Source: BE Group 2008

4.57

The smaller offices available are in Birkenhead (less than 46 sqm), whilst the
Bromborough offer is predominantly of larger premises. There are only six offices
available in West Wirral.
Valuation Office Data
Industrial

4.58

According to Valuation Office Agency (VOA) statistics there are 1717 industrial
hereditaments in the Borough, totalling 1,440,000 sqm. The schedule prepared by
BE Group suggests an overall vacancy rate for the Borough of 13.6 percent by
floorspace and 9.8 percent by premises numbers.

4.59

The VOA data also shows that the average size of industrial premises is 839 sqm,
just below the North West average.

Offices
4.60

There are 954 office hereditaments in the Borough, totalling 264,000 sqm.

The

schedule prepared by BE Group, suggests an overall vacancy rate for the Borough of
10.1 percent by floorspace, and 11.4 percent by premises numbers.

4.61

The average size of office premises is 277 sqm, slightly less than the North West
average.
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Comparison with Other Areas
4.62

Tables 30, 31 and 32 compare proportion of office (including public sector
contribution) and industrial premises in the Borough against recently completed
studies in other Local Authority areas:
Table 30 – Industrial
Area

Number of
Hereditaments

Total
Industrial
Floorspace,
sqm

Proportion
of Units
Vacant,
percent

Proportion
of
Floorspace
Vacant,
percent

Wirral

1717

1,440,000

9.8

13.6

City of Derby

1740

1,995,000

3.2

1.4

City of Lincoln

696

611,000

7.7

4.6

Redcar & Cleveland

949

1,865,000

3.5

1.2

Total Office
Floorspace,
sqm

Proportion
of Units
Vacant,
percent

Proportion
of
Floorspace
Vacant,
percent

Source: BE Group 2008

Table 31 – Offices
Area

Number of
Hereditaments

Wirral

954

264,000

11.4

10.1

City of Derby

1426

441,000

8.5

6.2

City of Lincoln

671

173,000

4.8

2.9

Redcar & Cleveland

482

268,000

9.9

3.7

Source: BE Group 2008

Table 32 – Comparable Offices Provision by Location
Location

Number of
Offices

Proportion of
Public Sector
Offices, percent

Total
Floorspace
000s, sqm

Proportion of
Public Sector
Office Floorspace,
percent

Liverpool

2994

8.5

1155

11.0

Chester
(district)

1175

9.4

382

14.3

Sefton

936

17.1

382

17.5

Wirral

1000

19.3

281

24.0

Source: Valuation Office Data 2007/BE Group 2008

Modern Occupier Needs
4.63

This section considers what modern businesses are looking for in terms of their
property, as well as the expectations of developers providing space for them. These
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general comments apply across the UK, as well as in the study area. They refer to
typical, traditional property requirements. More complex specialist needs, related to
key sectors within the study area, fall outside the scope of this analysis.
4.64

There are two key property sub-markets to consider in understanding the demand for
premises. The first is the demand from companies looking for premises for their own
occupation; the second, which is necessarily derived from the first, comes from
specialist property developers who will seek to provide solutions for these
companies.
End Users

4.65

Many end-user companies, especially small ones, looking for accommodation prefer
to occupy an existing building rather than organise the construction of one for
themselves or entering into a design and build agreement with a developer. This is
due to the management time and level of inconvenience involved; including lead in
times for planning, negotiation and construction and the more practical difficulties in
visualising such an important acquisition off-plan. Brand new buildings are also
generally more expensive than second hand ones.

4.66

The recent combination of low interest rates and a depressed stock market has
recently led to an unusually large number of companies looking to own their
premises. One option is to develop their own site, especially if they cannot find a
suitable freehold property. Nationally, most requests are for small sites of less than
0.4 ha in size.

4.67

While design and build options can be convenient, they are relatively expensive
because the controlling developer seeks to makes a profit not only on the land sale,
but also on managing the building process. Consequently, if the company is able,
they will prefer to buy land direct and organise building contractors themselves. This
is especially the case with lower value added industries where high quality buildings
are of secondary importance. Without strong planning controls, this can lead to
business areas of lower aesthetic value and layout.

Developers
4.68

Developers acquiring sites will consider the nature of the market, as outlined above,
as well as the potential for speculative development, for riskier, supply-led, rather
than demand-driven construction. They will also prefer to acquire prominent, (easy
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to develop) greenfield sites close to arterial roads or motorways because,
irrespective of sustainable transport policies, private transport still predominates.
They naturally want land that will be the most attractive to end-users.

Property

development is intensely entrepreneurial and extremely price sensitive; although land
may be available on the open market, if the price is too high, a developer is unlikely
to acquire it.
Emerging Trends
Industrial
4.69

Occupiers are generally looking for smaller premises, as average company size
continues to decrease. In line with a healthy economy, rising aspirations and a
concentration on higher value added activities companies are looking for higher
quality accommodation.

This means dedicated, self-contained, secure units with

yard areas. For units over 1858 sqm this includes at least one dock level loading bay
and a 40 metre turning circle to allow heavy goods vehicles access into and out of
the unit. Eaves heights are also continuing to rise from an average of six metres to
more towards ten metres to allow storage racking and more efficient use of space.
4.70

Large requirements, above 9290 sqm, are rare, and where they do exist are
generally for distribution warehousing. Most of these are contract-led with a flurry of
activity as a number of specialist distribution companies look for units, until one of
them wins the deal.

These companies generally cannot wait for a bespoke

warehouse to be built for them and so, due to the rarity of such large, available
buildings, their search areas are increasingly wide.
4.71

Freehold demand remains strong as a result of continuing low interest rates, poor
stock market pension performances and increased private sector interest in property
investment. This has resulted in an overheated investment market, rising values and
lowering yields. Property developers are now also more willing to offer speculative,
freehold buildings.

4.72

Outsourcing of many aspects of the production and distribution process has led to a
declining need for traditional, large scale, all-encompassing manufacturing facilities.
This is gradually being replaced by smaller, sub-assembly light manufacturing space.
Shorter leases (five years) and break clauses (three years) are now becoming
normal.
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Offices
4.73

The main trend is, again, for smaller office suites, as average business sizes fall.
There are two strands to this. Micro-businesses (with less than ten employees) want
serviced offices or similar types of easy-in, easy-out schemes that lower their risk
exposure, whilst small businesses (with 10-49 employees) are looking for offices in
the region of 186-279 sqm, often operating as a satellite facility for larger companies.

4.74

Improving technology is affecting standard specifications. For example, wireless
networks will soon make raised floors superfluous and will make the conversion of
Victorian buildings and the like easier.

4.75

Office companies are also looking for higher quality accommodation. Air conditioning
is becoming almost a standard requirement in new schemes, pushing up rentals by
£5-10/sqm on average. Occupiers looking for more than 186 sqm tend to want selfcontained premises with their own front door, toilets, reception, utilities, etc.

4.76

Car parking remains a big problem for occupiers everywhere as the public sector try
to limit spaces in response to the sustainability agenda. Deregulation has meant that
they cannot always rely on public transport and there is a strong demand for car
parking space. Many developers are starting to charge per car park space in major
cities, and this is now hitting city outskirts.

4.77

Freehold demand also remains strong for office investments and property developers
are also more willing to offer speculative, freehold office buildings. Aside from this,
on the leasehold side, there is increasing demand for relatively short leases (one to
three years), which helps account for the increasing popularity of serviced offices.

4.78

In a tight job market with increasing employee legislation, many organisations are
taking more care of their staff by ensuring accommodation is close to amenities,
especially retail and leisure facilities.

4.79

Commission for Architecture and Built Environment research on the value of
developing, owning and operating a typical office over the 25 years of a traditional
occupational lease shows that, excluding land, 6.5 percent of the total cost goes on
construction; 8.5 percent goes on furnishing, maintaining and operating the facility
and 85 percent goes on the salary costs of the occupiers. Many companies are
increasingly concluding that factors that may directly influence the effectiveness of
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staff, such as an improved working environment, are now more likely to offer the
greatest financial/productivity gains.
4.80

Higher quality occupiers, such as those linked to Regional Economic Strategy’s
target growth sectors, will be particularly concerned about access to an appropriate
pool of skilled labour, driving demand towards locations with a strong association
with research facilities and higher education institutes. Property will also need to be
increasingly flexible to accommodate research-based manufacturing space as more
complex processes develop, but still within a largely office environment.

4.81

International access and clustering around like-minded companies will also drive
demand to key business park locations, with good availability of skilled ‘white collar’,
knowledge-based staff. However some businesses will continue to require a central
conurbation, such as those in the professions and creative industries, where face-toface contact is important or where access to public transport is important to attract
staff.
UK Government’s Foresight Programme

4.82

Foresight is a think tank that predicts future trends and influences on the UK’s socioeconomic environment. It is based in the Government Office for Science. As small
and medium enterprises (SMEs) form the overwhelming majority of Wirral’s business
stock, it is worth highlighting Foresight’s views about SMEs.

4.83

Owing to the structural forces at work in the economy, Foresight expects that there
will be rapid growth in the number of SMEs. This will be driven by:
•

Revolutionary advances in computing and communication technologies,
especially the internet

4.84

•

Advances in other technologies such as material sciences and biotechnology

•

Growth in knowledge-intensive work supplanting labour-intensive industries

•

The rise of intellectual capital as the key to value creation.

This will lead to new opportunities for SMEs, especially as many will be expected to
be in technology intensive sectors.

Other opportunities will arise from large

corporations outsourcing, divesting non-core activities or investing in collaborative
start-ups.

There are likely to be parallel opportunities in the public sector, for

example, in health and in caring services for the elderly and the disabled.
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4.85

This is expected to lead to new ownership patterns: with more companies owned by
women, by minorities and by people in their 20s and 60s; intangible assets as the
main drivers of value; SMEs acting in collaborative groups; and proportionately more
companies trading internationally. Although the industrial base in developed markets
is expected to continue to erode as jobs transfer to emerging markets, manufacturing
will still have a role in the British economy. This is because developed manufacturing
economies will still hold an advantage in the high-value and capital-intensive aspects
of production.

Proximity to customers will continue to be critical for some

manufacturers.
4.86

More significantly, Foresight’s belief is that the majority of today’s SMEs will not exist
in 2015, and that the majority of SMEs that will exist in 2015 do not exist today. This
is a direct result of the expected structural changes to the economy, which will lead to
increasingly dynamic business profiles in all areas, which will in turn require planning
policies to be equally dynamic and flexible.
Regional Futures

4.87

Regional Futures: England’s Regions in 2030 (2005) projects that the number of jobs
in the distribution and service sectors will increase by up to 600,000 and two million
respectively over the next ten years. The increase in service sector employment will
result in an increase in demand for offices and higher density accommodation. The
increase in distribution will require locations with good strategic road and rail access.
Summary

4.88

This section has assessed general demand from property enquiry data; property
market linkages with adjacent areas; the current supply situation in terms of vacant
properties for both the industrial and office sectors) and emerging trends for
occupiers.

4.89

Recent enquiry data for Merseyside and Wirral shows a slightly higher weight of
demand for industrial property requirements in Wirral (54 percent for Wirral,
compared to 49 percent for Merseyside).

For offices the percentage levels are

virtually identical at both levels (around 40 percent).
4.90

TMP data suggests that Wirral is clearly on investors’ shopping lists of potential
locations.

Since January 2005 around 42 percent of all enquiries related to an

interest in Wirral – though some will also have considered other Merseyside
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locations. This data, again, suggests that Wirral is a greater attraction for industrial
businesses, with a market share of 46 percent, compared to 35 percent for offices.
4.91

Analysis of data by property size, confirms the small business emphasis of Wirral’s
economy. TMP and Invest Wirral have experienced between 66 – 74 percent of
industrial enquiries being for properties of between 94 to 930 sqm. Office demand is
also directed at premises below 232 sqm, with some 75 percent associated with
properties of this size.

4.92

Data on inward investment successes shows that half fall into the 94 to 930 sqm
category. However one third have occupied premises above the 930 sqm threshold,
with a quarter of these involving properties greater than 1860 sqm.

4.93

Public sector enquiry data is but one potential strand of demand evidence. There will
be many enquiries that involve direct dealing between occupiers and developers
and/or their agents, which are not a matter of public record. Public sector held data
can therefore only be seen as a pointer to possible trend patterns.

4.94

On the supply side, the Study has identified 200,000 sqm of vacant industrial
floorspace (169 properties) and 26,700 sqm of vacant offices (109 properties). The
characteristics of this supply are:
•

Predominantly moderate quality space (for both industrial and offices)

•

Only 17 percent categorised as good quality or new space (for both industrial
and offices)

•

Birkenhead and Bromborough dominate as locations in east Wirral

•

For offices, the smaller requirements are for Birkenhead, with Bromborough
attracting the larger space needs

•

56 percent of vacant industrial space falls into the 94 to 930 sqm range, which
is the range that also attracts the most enquiries

•
4.95

70 percent of vacant office space comprises premises of less than 186 sqm.

By comparison with other recently completed employment land reviews, Wirral has
substantially higher vacancy rates for both industrial and offices. This applies to both
the amount of vacant floorspace and the number of vacant premises. The current
figures for industrial are 13.6 percent of floorspace and 9.8 percent of properties. For
offices the floorspace figure is 10.1 percent, representing 11.4 percent of properties.
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4.96

Modern businesses and developers want easily developable, accessible, prominent
sites for their premises. A healthy property market will provide a mix of options:
including speculative developments; design and build schemes; and freehold plots
for owner-occupiers to self-build. However, development is entrepreneurial and not
every company (looking for space) can realistically be satisfied all the time. The
property market, by nature, is inherently imperfect. Companies will, however,
generally seek to move from existing property to provide themselves with better,
more efficient, cost effective accommodation of an appropriate size.

4.97

Modern trends are expected to lead to a greater number of businesses that are
smaller in size, which are more dynamic and technology driven and which will come
and go more fluidly.

4.98

Only Liverpool, of Merseyside’s other local authorities, sees any synergy with Wirral.
Liverpool is forecasting that the existing 330 ha employment land supply is sufficient
to 2024.

However there is need to address the mismatch of supply in North

Liverpool.
4.99

Ellesmere Port and Neston is beginning to permit residential development on
employment land around Ellesmere Port Town Centre. This also includes land at the
port, with the existing facilities likely to be relocated to Eastham in Wirral. Much of
the remaining land is in the control of Shell and Vauxhall, and for varying reasons is
not currently available to the market place.

4.100 Flintshire acknowledges the strong flow of workers to and from Wirral. A review of
employment land provision is expected to show that less but better quality and more
accessible land is needed. Deeside will continue to be an important investment
location and is likely to remain an important destination for a significant part of
Wirral’s workforce.
4.101 A lack of start-up units and ongoing business support, particularly within years two
and three, are key issues for small businesses. The last decade has seen a fifteenfold increase in Wirral’s BME population.

Whilst statistics are not yet readily

available on the current volume of BME-related businesses, concern has been
expressed that appropriate business support services may not yet be provided at the
level required.
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5.0

PROPERTY MARKET – DETAILED ANALYSIS
Introduction

5.1

This section considers the more detailed issues related to supply and demand within
the study area as a prelude to assessing the future need for land.

5.2

The section presents the comments of private sector stakeholders on the property
market in general, followed by a more specific discussion of the industrial and office
markets.

The section on the industrial market refers to accommodation for

manufacturing, storage, distribution and warehousing purposes including smaller
workshop premises.
5.3

The section concludes with the findings of a consultation workshop held with private
developers and agents in February 2008.
General Comments

5.4

Private sector stakeholders made a wide range of comments covering all aspects of
the local market. Their views have been summarised in a series of tables. Table 33
provides a breakdown of the general comments received from stakeholders with
regards to conditions within the Borough as a whole.
Table 33 – General Comments
Contact

Comment

National Agent

Demand in Wirral is quite strong and this is reflected in the amount
of development taking place.

National Agent

Demand comes from small local businesses. Very few enquiries
from businesses outside the Borough. There is evidence of latent
demand.

National Agent

Businesses look for competitive rentals followed by quality.
Demand is mainly from local businesses although there is some
demand from national firms seeking satellite offices. If they are
looking for a regional base, businesses will only look at Wirral as a
last resort.
Birkenhead is popular with the professional sector, whereas larger
companies prefer the A41 corridor due to the accessibility,
availability of car parking and range of premises sizes.
There is sufficient employment land in the Borough.

National Agent

There are a lot of poor quality business areas in the Borough –
particularly Wallasey and North Birkenhead – they suffer with
issues of crime and anti-social behaviour.
Employment land at Upton should be re-allocated for other uses – it
is not suitable for industry. Instead, attention should be focused in
Moreton.
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Contact

Comment
With regards to inward investment, Wirral is off the radar –
businesses would prefer to locate in Ellesmere Port or Liverpool,
due to better road networks and proximity to airport. Wirral’s
problem is its geography.
Further employment land is required but depends on Peel’s
proposals for Birkenhead Docks as it could change the face of the
Borough.

National Agent

Further employment land should be allocated where demand is
strongest – along the A41 corridor and M53 corridor particularly
junction 3 (Prenton) and junction 4 (Clatterbridge).
Inward investment is key to Wirral’s future – once a business gets
established in the Borough they become very loyal.
Wirral can be overlooked in favour of other locations – Ellesmere
Port and Liverpool – due to their better transport links. An
additional hotel may help to attract businesses into the Borough.

Regional Agent

Generally, demand is for bespoke office and industrial units of high
quality in accessible locations.

Regional Agent

On Wirral International Business Park, the majority of employment
land has been developed. Remaining land is not viable. As grants
run out, it no longer becomes economically viable to develop.
Rents are being falsely held down because of grant culture. There
is planning for offices that have not been developed yet due to
market conditions and the lack of grant funding.
Additionally there is a lack of power. Electricity is running at
capacity preventing further major development for at least 12
months. There are plans for a new primary sub-station but there
are funding issues.
There is a need for more employment land. There is currently no
readily available development land in Birkenhead.

Regional Agent

Wirral gets overlooked in favour of Daresbury or Chester – due to
the ‘snob factor’.
Despite units being developed in Moreton, the area is not suitable
for industrial purposes, because it is poorly accessed.
Wirral Waters is a good thing – important to reverse the spiral of
decline in Birkenhead.

Regional Agent

Generally, businesses want a good specification unit, in a good
location with sensible rates.
Wirral competes well against neighbouring areas – but it is never
going to be the centre of the world, recent developments (e.g.
Riverside Park, Bromborough) have seen good take-up and the
Borough is improving.
Demand is greatest in Bromborough. The previously high number
of freehold enquiries is reducing due to the current economic
climate.

Regional Agent

The quality of premises is important despite the increase in
associated cost. Location is also critical, with demand greatest for
Birkenhead (followed by Bromborough) due to their waterfront
locations.
Bromborough will continue to attract interest due to land availability,
riverside view, proximity to transport network. Birkenhead benefits
from a good public transport network.
There is probably enough employment land allocated.
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Contact

Comment
The Borough has got pretty good prospects. Important that sites
are made attractive to developers – levelled, decontaminated, etc.
Council need to address the issue of car parking in Hamilton
Square and to deal with tidying up Central Birkenhead – there are a
lot of empty properties, etc.

Regional Agent

Wirral International Business Park is proving very popular for three
reasons: accessibility; it is the most recognisable business centre in
the Borough; and offers high quality premises.
Further employment land is needed – there is demand for it and
should be focused where the demand is greatest i.e. Bromborough.
Wirral is often seen as a secondary location to Liverpool and
Manchester but that is slowly starting to change. However, with
grants running out it is going to be very difficult to continue private
sector developments to maintain this shift.

Regional Agent

There is sufficient employment land in the Borough – there are still
large sites on Wirral International Business Park. Rentals and
capital values are not as high as Liverpool, which may be why
developments have not yet taken place on the available sites.
The Council need to continue to try to attract businesses out of
Liverpool and into Wirral. However, the Mersey is a physical barrier
and businesses do not want to have to pay everyday to use the
tunnels.

Regional Agent

Good levels of demand, mainly from new start-ups or small, local
companies.
Wirral’s schemes performance is on a par with investments in
Liverpool and Sefton. This success is a reflection of the nature of the
accommodation, flexible occupancy terms and the buoyancy of the
small business sector.

Local Agent

Inward investment has tailed off over the last couple of years.
Demand is mainly from local businesses.

Local Agent

Hamilton Square has problems with parking and the inability to
make buildings DDA compliant. The pay and display system is not
working as people do not want to pay to park their cars. As the
properties are listed, they cannot be made DDA compliant,
preventing companies with government contracts occupying them.
Properties in Hamilton Square are now being converted for
residential use.
The biggest issue in Bromborough is the lack of power – the
electricity supply is operating at capacity.
There is demand for more employment land in the Borough.

Local Agent

Demand is from indigenous businesses. National companies look
to Widnes, Runcorn or Warrington before Wirral due to the better
transport links and proximity to airports.
The quality of premises meets the nature of demand – there is a
wide range from high quality to budget. The existing stock is
predominantly leasehold which suits SMEs due to its more flexible
nature.
Despite regeneration, there are still anti-social behaviour issues
around Conway Park. Hamilton Square also suffers with crime and
disorder.
No further employment land is needed – however, it needs to be
available on both freehold and leasehold terms. The Council is
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Contact

Comment
improving at releasing land for development.

Local Agent

Some premises requirements are driven by the availability of grant
aid, which is still on offer in parts of the east of the Borough.
There is generally enough commercial property, but it is not of good
enough quality. Peel’s plans are good but rely on large companies
moving into Wirral. If Liverpool has failed, how can Wirral attract
them?
There is sufficient employment land but too few companies own the
land, thereby reducing competition and the onus to develop.
New development needs to be demand-led. Previous speculative
development has seen slow take-up leaving a large amount vacant
e.g. The Gateway on Wirral International Business Park.
The Council need to focus on encouraging businesses out of
Liverpool. There are masses out-commuting from the Borough and
the Council need to try to retain these people. However, Wirral is
invariably overlooked in favour of Ellesmere Port and Liverpool, due
to their better transport links.

National Developer

Competition from Ellesmere Port has caused a lack of growth in
rental values in Wirral.
The loss of grant aid will cause problems of scheme viability, thus
putting developments on hold.
The loss of commercial rates rebates on vacant premises payments
is making developers more cautious but is not stopping the
development of speculative space.

Regional Developer

The Wirral Waters scheme will have an effect in the long term,
generating good occupier demand for secondary stock as the
scheme will push businesses out of the North Birkenhead area.
Wirral has sufficient employment land.

Local Developer

High land values are preventing developers from building schemes
at the moment – if they do, rents have to be increased which
businesses refuse to pay.
The Council need to address building control issues and the lack of
consistency in the planning department.

Local Developer

Majority of Wirral’s employment land is in the eastern part of the
Borough. There is little demand for employment sites/premises in
the west (where residential/retail uses dominate).
Birkenhead has lots of small employment sites (0.2 ha) bought
speculatively over the past decade at very low values. The Wirral
Waters scheme is now distorting the market, at least in the short
term, as landowners wait to see what is happening and remain
hopeful of obtaining huge increases in land values.
Receive infrequent enquiries from businesses in Liverpool – largely
from companies seeking to purchase properties, which they cannot
do in Liverpool.

Source: BE Group 2008

5.5

Table 34 provides a summary of the comments received from stakeholders with
regards to the local industrial property market.
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Table 34 – Property Market Comments – Industrial
Contact

Comment

National Agent

Demand is for units of less than 930 sqm, mainly directed towards
the east of the Borough.

National Agent

Industrial requirements depend upon the individual business, but
tend to focus on price, location and quality.
There are enough available properties in the Borough, and Wirral is
now better served than Liverpool in terms of new development.
However, the Borough still needs new schemes.
There is demand for both freehold and leasehold. Demand is
strongest for properties of up to 465 sqm. Over the last 12 months,
the small and very large units have struggled to find occupiers.
There is a shortage of units between 1395 and 1860 sqm.
Wirral International Business Park is generally the most popular
area, but there is also demand for other parts of the Borough,
particularly along the M53 corridor.

Regional Agent

Generally good demand for industrial properties. However, recent
take-up has been slow – possibly due to the number of properties on
the market. Units along Cleveland Street are of low quality receive
poor demand.

Regional Agent

Demand is driven by location and is strongest along the A41 corridor
where a good size range of units is available.
Demand is strongest for units of less than 930 sqm.

Regional Agent

Demand is greatest for units between 465 to 930 sqm.

Regional Agent

Across the Borough, the quality of units is generally good and meets
demand.
Demand is strongest for units between 279 and 465 sqm.

Regional Agent

Demand is strongest for Birkenhead and Bromborough. Proximity to
the motorway is the key. However, there is also demand for other
areas and it is important that development takes place in a variety of
locations.
Demand is strongest for units up to 558 sqm. Units between 5581395 sqm tend to struggle to find occupiers.

Local Agent

Demand is from indigenous businesses looking for 46 – 93 sqm
units, of which there is an undersupply. There is a demand for more
industrial starter units.

Local Agent

There is a general undersupply of units across the Borough.
Demand is greatest for smaller, leasehold units (46 sqm). Demand
is concentrated in Birkenhead.

Local Agent

There is a good distribution of units across the Borough. Demand is
strongest in Bromborough, followed by North Cheshire Trading
Estate. Both benefit from good transport links.
Demand is greatest for units up to 186 sqm. Little demand for units
of 4650 sqm and over.

Local Agent

There is demand for further industrial properties, particularly
freehold. The problem with industrial units is that they can age quite
quickly – Croft Business Park, Bromborough is now looking very
dated.

Local Agent

Demand is greatest for leasehold properties of 279 – 465 sqm.
Units above 930 sqm struggle to find occupiers. The A41 corridor is
the most popular location.
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Contact

Comment

National
Developer

There is confidence in the industrial market – based on the Borough’s
accessibility, proximity to Liverpool and relocations from the dockland
areas.

National
Developer

Industrial market is strong and take-up of properties has always gone
well.

Regional
Developer

Wirral receives a good level of demand, predominantly from local
businesses. However, rental levels have only remained stable for the
past five years (less than five percent).

Local Developer

Rental values have not really increased. Developments have relied
on grant aid and there is uncertainty as to whether this will be
available in the future.
Demand is greatest for detached, freehold properties of 232-697 sqm.
Demand is from local companies.
There is a sufficient amount of employment land available.

Source: BE Group 2008

5.6

Table 35 sets out the occupancy rates on some of the Borough’s most significant
industrial property schemes.
Table 35 – Wirral Selected Industrial Schemes Performance
Property
Scheme

Argyle Industrial
Estate, Appin
Road,
Birkenhead

West Float
Industrial Estate,
Logan Road,
Birkenhead

Valley Road
Industrial Estate,
Valley Road,
Birkenhead

Lumina
Business Park,
Thursby Road,
Bromborough

Total
Floorspace,
sqm and
Number of
Units
9736

Unit Size
Range, sqm

Occupancy
Rate,
percent

Comments

45 – 521

96

Offers a range of
older, moderate
quality units. In
residential area,
close to Birkenhead
town centre.

47 – 96

57

Small scheme,
offering older,
budget
accommodation,
usually full but
recently two large
occupiers moved
out.

373 – 12,368

n/k

Large, modern,
good quality units.
Secure entrance.
Bounded by
Bidston Dock and
residential area.

276 – 1248

100

Well-maintained
modern units in
existing
employment area.

71 units
855

14 units

37,884

21 units
6975

13 units
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Property
Scheme

Apex Court,
Bassendale
Road,
Bromborough
Old Hall Road
Industrial Estate,
Old Hall Road,
Bromborough
The Gateway,
Old Hall Road,
Bromborough

Total
Floorspace,
sqm and
Number of
Units
6037

Unit Size
Range, sqm

Occupancy
Rate,
percent

Comments

4451 – 7449

100

Popular modern
scheme in existing
employment area.

317 – 2785

100

Older, moderate
quality units in
existing
employment area.
Close to A41.

279 – 1715

91

Recent
development
offering good
quality units in
prominent position
in existing
employment area.

227 – 432

87

Recent
development
adjacent to South
Wirral Retail Park

48 – 194

86

Fairly popular older
scheme – mainly
occupied by tradecounter
businesses.

80 – 2939

79

Former 1960s
manufacturing unit
subdivided and
refurbished.

325 – 2353

73

New units in
existing
employment area.
Recently completed
Phase II.

650 – 941

63

Recent
development in
existing
employment area.

338 – 6510

62

Former 1960s
manufacturing unit
subdivided and
refurbished.

44 – 238

60

Good level of
demand. Most
popular are 46 sqm
and 232 sqm units.
93 sqm units
struggle to let.

9 units
8273

12 units
7600

11 units
Croft Trade
Park, Welton
Road,
Bromborough
Lake Enterprise
Park, Dinsdale
Road,
Bromborough
Candy Park 1,
Old Hall Road,
Bromborough
Stadium Court,
Stadium Road,
Bromborough

Ferry View
Industrial Estate,
Bromborough
Candy Park 2,
Plantation Road,
Bromborough
Croft Business
Park, Carrock
Road,
Bromborough

2495
8 units
3727

36 units
19,103
14 units
9723
11 units

5584
8 units
23,937
13 units
3000

32 units
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Property
Scheme

Coliseum
Business Park,
Bassendale
Road,
Bromborough
Woodway Court,
Thursby Road,
Bromborough

Total
Floorspace,
sqm and
Number of
Units

Unit Size
Range, sqm

4372

Occupancy
Rate,
percent

218 – 464

42

Recent
development of
commercial/
industrial units in
existing
employment area.

279 – 464

30

Recent
development of
good quality units
in existing
employment area.

-

100

Very popular
scheme. Provides
basic workshops
mainly to local
businesses.

465 – 1395

100

Large, modern
units. Good level
of demand –
benefits from
proximity to M53.

315 – 3437

n/k

Good demand –
benefits from
location on M53
junction.

241 – 547

n/k

Recent
development of
modern units

286 - 397

0

12 units
3855

10 units
Shepherd
Developments
Business Park,
Carr Lane,
Hoylake
Durley Park,
Durley Park
Close, Prenton

-

10 units
5766

5 units
First
Investments
Units, North
Cheshire
Trading Estate,
Prenton
Maritime
Business Park,
Phase 1,
Sovereign Way,
Seacombe
Maritime
Business Park
Phase 2,
Sovereign Way,
Seacombe

12,440
20 units

3222
9 units

1002

Comments

New Scheme not
yet fully completed

3 units

Source: BE Group 2008

5.7

Table 36 provides a summary of the comments received from stakeholders on the
local property market for offices.

Table 36 – Property Market Comments – Offices
Contact

Comment

National Agent

Demand is for premises of less than 930 sqm, mainly for the
east of the Borough.
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Contact

Comment

National Agent

The stock has been greatly improved, partly through Objective
One funding. However, values are still quite low.
Developers prefer to build offices as opposed to B8 due to the
higher values achieved.

Regional Agent

Demand is greatest in Birkenhead. The out-of-town office
market is very difficult. Developers need to bring premises to
the market and offer high quality at low prices. Offices in
Birkenhead can suffer from DDA problems and a lack of
parking.

Regional Agent

Current economic climate has reduced the number of
enquiries received. However, demand is still relatively strong.
Demand is greatest for Birkenhead despite limited premises
and development sites.
Most enquiries are from start-up businesses seeking premises
of 93 sqm.

Regional Agent

The quality of office premises has greatly improved – such as
The Gateway and Riverside Park in Bromborough.
Demand is greatest for freehold premises of 139-186 sqm.
Not a huge amount of enquiries for start-up units, although if a
business village-type scheme was developed, it would prove
very popular.

Regional Agent

Demand is greatest for 232 – 465 sqm units. Supply is
meeting demand – there are few requirements for high quality
premises.

Regional Agent

It is important that Wirral attracts businesses from outside the
Borough and therefore should focus on developing high quality
offices of 325 – 372 sqm.

Regional Agent

Demand is starting to shift from Birkenhead to Bromborough
e.g. Carillon has moved into The Gateway and Lees Lloyd
Whitley has moved into Riverside Park.
Demand is strongest for units around 186 sqm.

Regional Agent

Demand is strongest for Birkenhead town centre. The out-oftown market is not yet established and has led to developers
having to offer very high quality at very competitive prices, e.g.
The Gateway and Riverside Park on Wirral International
Business Park.
Demand is strongest for campus-type units of 93-186 sqm.
There are other sites in the Borough that are suitable for office
development but do not have adequate public transport.
Businesses therefore remain in Birkenhead town centre.

Local Agent

Market has slowed down as there is now an oversupply of
offices. Most popular size is approximately 46 sqm. However,
the quality of premises can be an issue – only 30-40 percent
of offices are of good enough quality to satisfy demand.

Local Agent

Demand is greatest for Birkenhead town centre. Car parking,
public transport and access to shops are deemed important by
staff and therefore businesses tend to go to Birkenhead.
There is demand for further office schemes, although this is
likely to be satisfied by Wirral Waters.
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Contact

Comment

Local Agent

Supply is concentrated in Birkenhead town centre, where
demand is greatest. Strongest demand for suites up to 93
sqm.

Local Agent

Demand is greatest for leasehold properties of 186 sqm along
the A41 corridor.

National Developer

Demand is for small, freehold properties.

Local Developer

Supports the Council’s push to concentrate office development
in Birkenhead town centre. It is important to raise the
performance/appearance of the town centre, if Wirral is to
compete with Liverpool.
Office developments rely on grant assistance, without which
rents would need to be £140-150/sqft. Unfortunately there is
no market evidence that suggests businesses are willing to
pay this sort of level.

Source: BE Group 2008

5.8

Table 37 sets out the occupancy rates for some of the Borough’s most significant
office-based property schemes.
Table 37 – Wirral Selected Office Schemes Performance
Property
Scheme
Egerton House, 2
Tower Road,
Birkenhead

Total
Floorspace,
sqm (approx)

Occupancy
Rate,
percent

Comments

27 – 428

100

Popular serviced
offices. Parking
limited

556

11 – 201

100

Very popular, in
good location.
Offers car parking

Brassey Street
Business Centre,
Brassey Street,
Birkenhead

1305

13 – 140

97

Very popular. Most
businesses are
long term tenants.

Royal Standard
House, 334 New
Chester Road,
Birkenhead

1395

14 – 38

85

Serviced offices.
Receives
reasonable
demand. Provides
full business
services. Lets units
on annual leases.

83

Brand new grade A
office development.
Phase II now under
construction.

80

Grade A office
development in
prominent position.
Adjacent to A41.

John Laird
Centre, Park
Road North,
Birkenhead

2476

Unit Size
Range,
sqm

31 units

26 units
Riverside Park,
Riverside Road,
Bromborough
The Gateway,
Old Hall Road,
Bromborough

23,225

3493

188 – 4273

232 – 915

5 units
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Property
Scheme
Innovation
House, Power
Road,
Bromborough

Maritime House
Business Centre,
16 Balls Road,
Birkenhead

Total
Floorspace,
sqm (approx)
279

Unit Size
Range,
sqm

Occupancy
Rate,
percent

14 – 55

80

Owner lets suites
as and when space
is available.
Therefore the
amount of space
available changes
monthly.

9 – 21

75

Serviced offices
scheme developed
approx. 4-5 years
ago. Recently
refurbished, units
let on monthly
leases.

66 – 83

70

Recently developed
with on-site security
and free car park.

Unknown

60

Serviced Offices.
Refurbished in late
2007 but poor takeup, possibly due to
competition, even
though on-site
security

15 – 476

40

Promoted as
serviced offices but
no serviced
facilities. Needs to
improve marketing
of scheme.
Includes some
workshops.

88 – 241

0

Brand new office
development in
existing
employment area.

9 – 14

0

Newly opened
serviced offices, so
no occupiers yet.

All 9 – 10

88

Popular serviced
offices centre,
monthly tenancies,
no competition
locally.

8 – 56

100

Very popular
serviced offices.
Units let monthly.
Offers full business
services.

10 units

Unknown

24 units
Waterloo Court,
Pool Street,
Birkenhead
The Foundry
Business Centre,
Marcus Street,
Birkenhead

Price Street
Business Centre,
Price Street,
Birkenhead

The Courtyard,
Old Court House
Road,
Bromborough
Thursby House,
Thursby Road,
Bromborough
Stanton House
Business Centre,
Eastham Village
Road, Eastham
Whitfield
Buildings, 192 –
200 Pensby
Road, Heswall

823
10 units
1020

32 units

5754
55 units

920
6 units
94
8 units
158
17 units

Unknown

Comments

15 units
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Property
Scheme
Orchard
Chambers
Business Centre,
4 Rocky Lane,
Heswall

Total
Floorspace,
sqm (approx)

Unit Size
Range,
sqm

Unknown

Occupancy
Rate,
percent

10

100

Serviced offices.
Very popular due to
central location in
Heswall and
availability of car
parking. Ten
businesses on
waiting list.

302 – 302

0

Brand new office
development,
adjacent to junction
3 M53.

19 – 60

0

Property recently
damaged by fire.

9 units

Prenton Business
Park, Prenton

1207
4 units

KFI House,
Birkenhead
Road, Seacombe

372

Comments

14 units

Source: BE Group 2008

Property Developers and Agents Workshop
5.9

To strengthen and confirm the evidence base, a workshop event was held, attended
by developers and agents, public sector agencies and representatives of the Council.
A total of 29 attended. The attendees are identified in Appendix 7.

5.10

The workshop was arranged to test and expand the opinions gathered from earlier
face-to-face consultations. It took the form of a briefing of initial headline findings
interspersed with group discussions on four key topic areas. The feedback for each
topic from each of the five facilitated workshop groups has been collated and is
summarised below:
Topic 1 – Land Supply Issues

5.11

•

Is there a shortage of employment land in Wirral?

•

Should there be a better geographic distribution of land allocations?

•

Are there gaps in the land and premises portfolio?

•

Are there sites that should be de-allocated?

•

Are there locations where new allocations should be made?

There is general acceptance in principle that sufficient land exists to meet the area’s
future needs. However it is recognised that a variety of constraints reduces actual
availability. These constraints included:
•

Not enough sites being brought to the market for development
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•

Public sector agencies policies regarding land disposals.

Homes &

Communities Agency and NWDA appear to prefer to sell to end users, to
demonstrate immediate outputs (jobs, investment). Developers consider they
are being disadvantaged by the demand for ‘best value’ – as end users tend
to pay more than developers. Yet speculative development can generate
similar outputs when completed and occupied
•

Low employment land values (circa £250-500,000 per hectare) are a
disincentive to landowners to release sites, as the value is not enough to
make a re-investment or relocation worthwhile. These values are a strong
incentive to hold out for alternative higher value uses

•

land remediation requirements

•

Infrastructure provision – where servicing costs can often exceed a site’s
value.

5.12

There is still interest from developers to acquire and develop sites for employment
use, but suitable opportunities are lacking. This is not just a Wirral issue but applies
across much of the North West.

5.13

The agency-based approach to creating land supply and development opportunities
in Bromborough has been a success but problems remain in Birkenhead. There is a
need for a step change in activity in Birkenhead to bring sites to the market in a more
co-ordinated and substantial way.

5.14

Wirral’s peninsula geography creates a natural constraint to a better spatial
distribution of land allocations. The west is seen as the location for quality housing
and leisure provision, the east for industrial activity. Furthermore the tunnels at the
northern end link to better offers in Liverpool; the M53/M56 corridor at the southern
end links to better offers in North Cheshire, Wales and Warrington. While the Green
Belt limits choice within Wirral, most attendees did not consider it necessary to
impinge on the Green Belt to any significant degree. Some, nevertheless, suggested
that there might be specific or unique opportunities, for example, at Clatterbridge or
Moreton (around the food cluster).

5.15

Future employment land allocations need to be in locations where there will be a
clear demand. Developers do not welcome Backland sites. Some consider there
has been too much reliance on east Wirral and Bromborough and believe that there
is demand from small businesses for locations west of the M53 corridor – citing
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Moreton, as an example. There is evidence that, despite its relatively low-grade
space, North Cheshire Trading Estate is a good location, attracting a high level of
occupancy. Others felt that areas such as Moreton and Upton were not seen as the
best locations because of additional labour availability constraints.

5.16

Employment land development over recent years has been largely reliant on public
sector grant aid. This grant dependency will not last, nor will it be available at the
same scale, so future development will have to depend more on private sector
investment. There is a need to solve the problem of the gap that has to be filled by
the diminishing grant aid provision. The Council needs to look creatively at this,
recognising that future sites may only be viable through a more flexible approach of
encouraging suitable mixed-use developments.

5.17

Wirral is viewed as a supply-led market. Developers are concentrating on small and
medium sized industrial units (less than 1000 sqm), as this is where most of the
demand is. But even these units can only be delivered through grant aid. The
construction of larger industrial units is considered too risky on a speculative basis.
As a result, Wirral is disadvantaged when trying to attract the larger space users as
the readily available property options for occupiers are more limited.

5.18

Attendees considered that there is currently a limited demand for individual, serviced
freehold plots. The bias of existing enquiries is for existing buildings, not land –
although there is a distinct size threshold for rented industrial property. Developers
are, for example, experiencing strong demand for freehold industrial properties at or
around 750 sqm. Below this size, occupiers are only willing to move up through
properties on a rental basis.
Topic 2 – Office Market
•

Should Wirral pursue a twin track approach of town centre and out-of-town
office development?

•

Is it realistic to promote allocations/activity in Birkenhead town centre – and if
so what barriers need to be overcome?

•
5.19

Where might out-of-town offices be located?

Respondents felt that Birkenhead should be the main location for future office
development of an appropriate scale, capitalising on its links to Liverpool and
proximity to Wirral Waters. Bromborough should serve as the primary location for
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out-of-town provision, perhaps with a different product, such as hybrid space (high
office content with industrial space).
5.20

Pursuing a twin track approach was felt to be important as they represented different
sectors of the office property market. There needed to be greater flexibility in the
planning policy framework as Wirral is often at a disadvantage in competing for the
out-of-town sector. Although Wirral is on the motorway network it is considered to be
too far from the M6 to have genuinely good access to the national network. It is
close to the benefits of Liverpool, but is not Liverpool.

5.21

Bromborough has been slow to attract occupier interest but this is now gathering
pace – though some agents consider that some businesses locating there would
have chosen Birkenhead had appropriate space been available.

5.22

Out-of-town demand is mainly from owner-occupiers - businesses looking for small,
own front door accommodation delivered by ‘office village’ type developments.
Larger organisations are reticent to look out-of-town because of the lack of support
facilities that employees want to access during the working day.

5.23

The following issues related to office development in Birkenhead town centre:
•

The lack of available sites

•

Multiple ownerships and leasehold interests are barriers to site assembly

•

The success of Liverpool City Centre’s residential market is now impacting on
Birkenhead land value expectations as owners anticipate the market spinning
out across Mersey

•

An ageing building stock ill-suited to modern office requirements. Hamilton
Square properties are tall, narrow buildings with small floorplates – and are
not DDA compliant

•

Poor environment, characterised by a large element of social housing and
hostels, which are a deterrent to employees because of the presence alcohol
and drugs users; and limited car parking provision, which is still a deterrent to
private sector employers despite the provision of public transport services.

5.24

Whilst some public sector agencies have located in Birkenhead, it needs to be reestablished as Wirral’s civic centre. The relocation of the Council would be of a scale
to have impact; would create presence; and would provide an opportunity to underpin
a larger private sector investment.
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5.25

Wirral’s office market is currently characterised by low demand, from essentially local
companies only. The area is not yet attractive to large external investors and lacks
an image as an office location.

5.26

In order to generate opportunities for quality modern space in Birkenhead there is
need to create a clear zone for office uses. Piecemeal development sites will not
succeed and the Council should be willing to commit to compulsory purchase orders,
if necessary, to create an appropriate product.

5.27

Considerable comment was made about the issue of office rentals. Rents are too
low. It is difficult to see a viable, sustainable market being established without a
substantial uplift.

Older properties attract rents of £50-100/sqm.

The new

development at Riverside has seen £130/sqm (Phase 1) and is targeting £145150/sqm (Phase 2). Grade A office space needs to achieve at least £170/sqm to be
viable – without grant aid intervention.
5.28

The rental gap hinders new build and the rents for modern space are seen as too big
a jump for many smaller local companies currently occupying older properties.

5.29

The concern about Wirral’s ability to develop a strong office economy derives from a
combination of factors:
•

The lack of a clear “product”

•

The peninsula location, with intervening opportunities to the west, south and
east

•

The more established market position of the intervening opportunities at
Liverpool, along the M56 corridor and at Chester

•

A sluggish market in recent years, when Wirral has been trying to establish
itself as an office location

•

The perception that Wirral is an industrial, rather than office, location.

Topic 3 – Wirral Waters

5.30

•

Aspirational or inspirational?

•

What will be the expected impacts – short, medium, long term?

Wirral Waters is seen as an inspirational initiative - a rare opportunity to achieve a
transformational impact in a good and accessible location - a ‘once in a lifetime’
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opportunity that must be made to work. Success will deliver a feel good factor for the
area and move the Borough to ‘premiership’ status.
5.31

The scheme must be recognised as a twenty year or more programme of change
that will span the LDF period and beyond. It is, however, important to see something
happening and to accept any short-term implications for employment land supply
until the project is more firmly established.

5.32

There was, however, concern that the rest of the wider area was not forgotten and
that the plan and the vision should encompass Birkenhead as a whole.

5.33

The short to medium term impacts were expected to include:
•

adjacent land and property owners will hold in anticipation of increased values
generated by the scheme, creating inertia in an area that provides a
significant amount of the existing employment land supply and brownfield
regeneration opportunities

•

The scheme is largely about markets that will be new to Wirral and wider
property economics will dictate the pace of development

•

concentrating on a strategic site development alone could distract from the
more straightforward industrial and office space that still underpins the local
economy.

5.34

The juxtaposition of Wirral Waters and the RoRo terminal at Twelve Quays was
questioned with the suggestion that relocation could maximise the prime waterfront
potential and enhance the larger scheme.
Topic 4 – Barriers to Development

5.35

•

Competing locations?

•

What should be done to bring sites to the market?

•

Is 100 percent market-led development feasible?

•

What will be the impact of the new business rates legislation?

The views expressed can be summarised under nine headings:
Property Values

5.36

Employment land values are low (£250-500,000 per hectare) by comparison to
neighbouring areas. Rents are low. The lack of rental growth detracts from new
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portfolio development by the private sector. Rents have changed little over the past
10 years, while building costs have doubled.
5.37

To remediate and service sites still requires public sector funding. As does
speculative development. The viability gap on most industrial schemes is 35-40
percent, even where the site is already cleared. For offices the gap is around 25-30
percent.

5.38

Public sector requirements also impact on development viability. Developers would
prefer a more simplified planning system. Too much information is demanded, even
for straightforward industrial units.

BREEAM and Building Regulations can be

difficult to satisfy. For example, offices in industrial units now require air tests and
thermal analysis. Electric heating fails to meet requirements, so gas fired heating
has to be installed.

5.39

The BREEAM ‘Excellence’ standards (now sought by public sector agencies) and/or
10 percent renewables (now a requirement for EU funding) are difficult to achieve on
Wirral because of the impact on development costs; the rent levels necessary to
achieve an acceptable return; and occupiers’ resistance to the ongoing maintenance
costs associated with some of the requirements.
Business Rates – Payment on Empty Properties

5.40

The new legislation is seen as an easy tax on large property portfolios, which will
always carry a proportion of vacant space. No recognition is given to the fact that it
takes longer to let larger buildings. Developers’ experience is that it takes 18-24
months to fully let speculative schemes.

5.41

The consequences for Wirral are considered to be:
•

A reduced pace of speculative development activity, especially for the
leasehold market

•

Marginal speculative development will no longer happen, unless additional
subsidy is provided to cover the new rate payments. Evans Easyspace has
already pulled out of a number of marginal schemes in Merseyside, citing the
business rates issue as the reason for not proceeding

•

Reduced rentals, to create incentives to secure occupiers will depress the
market; lead to a fall in values; and may create further pressure to seek
alternative, higher value uses.
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•

Initially, forced sales (although this could create opportunities for owner
occupiers)

•

Demolition of older stock that is not letting, putting a further squeeze on
employment land and premises availability, as cleared sites are then more
likely to be promoted for alternative uses.

Competition
5.42

Whichever direction Wirral is approached from, established business parks serve as
intervening competition – Liverpool, Deeside, Chester, Ellesmere Port, Runcorn and
Warrington. Some promote substantial industrial opportunities; others deliver town
centre and out-of-town offices.

5.43

One respondent felt that the Council’s promotional budget may not be sufficient to
sustain the high level marketing effort necessary to generate increased levels of
demand.
Skills Availability

5.44

The low level of skills amongst the existing workforce, especially in east Wirral
(where most employment land is situated) is a barrier to inward investors.

The

current available local labour supply is more suited to volume manual labour
employment, which is not what many potential occupiers require.
Strategic Infrastructure
5.45

There needs to be a strategic overview and resolution of electricity supply problems
for all of Wirral, not just Bromborough – to avoid further piecemeal ‘fire fighting’ to
overcome infrastructure constraints. The cost of provision is too high for employment
based schemes to support when set against property values and rentals.

5.46

Limitations associated with quality broadband provision has restricted call centre
investment in Birkenhead. Again, a strategic approach is required.
Public Sector Land Ownerships

5.47

The private sector considers that the Council, Homes & Communities Agency and
NWDA must bring forward their respective land ownerships to stimulate market
activity. This assumes greater importance, where private sector owned land is being
held back.
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5.48

Local developers believe they are being excluded because of Homes & Communities
Agency’s policy of requiring 100 percent upfront land purchase payments, even
though no legal interest in the land is to be granted until development completion.
Smaller developers cannot secure funding support in such circumstances.

Yet

historically it is these developers that have mostly been responsible for Wirral’s
speculative activity.
Land Remediation
5.49

The perception that much of the land supply is constrained is a legacy of Wirral’s
industrial past. Public sector funding is still needed to address remediation. Land
and property values cannot sustain abnormal development costs. Without continuing
resources and commitment land will remain undeveloped.
Car Parking

5.50

Planning policies for offices appear to be more appropriate to a thriving or
overheating area.

Specific issues related to sequential test requirements and

restrictions on parking provision. Both of these impact severely on the out-of-town
sector, which includes most of the Borough’s principal employment areas.
Land Use Allocations
5.51

The Council needs to establish clear priorities, with a persuasive structured argument
and an action programme for future employment land use allocations to counter
competition from higher value uses and focus needed investment. This must be
supported by other public agencies to give investors confidence. In this respect:
•

Mixed-use development could be allowed, to fill the financial gap caused by
waning public sector grant provision as development funding is much more
difficult to raise. This may be a short term issue, but in a climate of economic
uncertainty, and with risks getting greater, it is harder to attract private funds.
Some funds will now only support mixed-use developments, whilst other
funds are becoming more selective about investment locations. This could be
a barrier for Wirral as investment returns historically have been low

•

Alternatively, the Council may need to accept a more flexible response to
changes to the Green Belt.

If economic restructuring is to be achieved,

especially if this is to be market led, then it may need Green Belt release to
facilitate the most appropriate opportunities.
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Summary
5.52

The observations on the property market set out above include a number of
contradictions. This is to be expected, considering the wide range of consultee –
including developers; local, regional and national agents. In some cases, the degree
of subjective and perception based opinion appears to exceed the results of objective
observation. This is because the involvement of many will be based on occasional
engagements on specific short-term commissions.

5.53

The main contradiction relates to the sufficiency or otherwise of land provision.
Analysis of these comments provides no clear trend.

The split between local,

regional and national players, both for or against more land is similar. However, in
view of the wider findings of this Study, it is reasonable to conclude that national and
regional agents, who believe there is sufficient land, assumed that the existing supply
was readily developable and were unaware of the level of constraint associated with
much of the supply.
5.54

More positively, developers and agents agree there is still a strong demand in Wirral,
especially for industrial property.

This is confirmed by the type and scale of

development that has been taking place. This demand is strongly associated with
smaller, home grown businesses – again confirming the findings elsewhere in this
report.
5.55

There is a general acceptance that inward investment has tailed off in recent years.
This perception is supported by evidence collated elsewhere, confirming that a
combination of Wirral’s geography and intervening opportunities may have resulted in
a lower level of investment from this sector.

5.56

The office sector is viewed as two separate markets. Birkenhead is still seen as
popular with professional services businesses, again, mainly smaller local
companies.

Bromborough is seen as better suited for larger private sector

requirements and businesses whose activities are more appropriate to an out-of-town
location.

This aligns with findings reported elsewhere, which confirm that the

Borough has struggled to compete against the size and critical mass of Liverpool City
Centre.
5.57

The strong demand for property in Wirral is further illustrated by high occupancy
rates for schemes where details could be collated.
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developments have rates in excess of 86 percent, with one-third fully occupied. Over
80 percent of these schemes are recent developments.

The importance of

Bromborough is demonstrated by the fact there were 13 modern developments (75
percent of the schemes examined).

5.58

A similar picture is provided for the office schemes examined. Half the schemes that
have attracted occupiers operate at 85 percent or better occupancy. One third are
fully occupied. Three schemes were completing at the time of the study and had yet
to attract occupiers.

5.59

The office schemes represent a much wider geographic spread. Most areas of Wirral
are included, though Birkenhead (39 percent) and Bromborough (28 percent)
represent the greatest share. The best performing schemes were all serviced office
centres, although the two new Grade A office schemes at Wirral International
Business Park both now also exceed 80 percent occupancy.

5.60

This confirms the increasing demand for better quality units in accessible locations as
companies grow and modernise.

However demand is still very price sensitive,

especially given the suppressed rentals facilitated by the area’s previous grant
regimes.

The lack of grant aid into the future is a common concern for many

stakeholders, especially if the Borough is to continue making gains against
neighbouring locations.

5.61

Most industrial demand is for units up to 930 sqm. There is a limited need for large
units above 4650 sqm. Although there is perceived to be a wide range of choice,
there is believed to be a shortage of quality workshop units of up to 93 sqm.
Demand is focused on the A41 and M53 corridors, where the major employment
areas are and where land and premises are more easily accessible.

Older,

traditional employment areas generally need regenerating to offer the type of
premises modern companies need. The demand for freehold interests is declining, in
response to current economic conditions but there is still a shortage of this type of
space against demand.

5.62

The office market is still concentrated in Birkenhead Town Centre, driven by the need
for staff facilities, public transport and accessibility. Most demand is for units up to
465 sqm. Freehold demand tends to be for 93-186 sqm suites. There is perceived
to be a shortage of quality office space, compounded by a lack of suitable
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development sites for the future and by low values constraining development. The
out-of-town market is not fully established, but is growing. There is good potential for
the future, with scope to capitalise on Wirral’s waterfront. Wirral Waters is viewed
positively, as an opportunity to aid the Borough’s regeneration, improve critical mass
and attract inward investment.

5.63

A workshop with developers and agents has provided additional evidence. The four
topics identified for debate stimulated a lively exchange of views and comment.

5.64

Key points drawn from the discussions related to:
•

Public sector grant aid, so instrumental in delivering employment land and
premises provision to date, is unlikely to be there at similar levels in the
future.

Supply will increasingly rely on private sector led delivery but

economics will still demand financial shortfalls to be met for development to
be viable.

The Council may need to consider the principle of mixed-use

development, incorporating employment development alongside other higher
value uses, as part of the solution
•

Wirral Waters is an inspirational, transformational opportunity, which would
provide a step change in Wirral’s image, perception and economy. Wirral
Waters should, however, be delivered alongside Wirral’s ‘bread and butter’
local economy, if balanced growth is to be achieved

•

Sufficient land may be available in theory but the constraints that actually
keep much of the supply from the market must be addressed. Public sector
agencies may need to bring their own land to the market, to stimulate
development activity

•

To deliver a realistic restructuring of the economy and to facilitate the
transition

from

manufacturing

to

service

(especially

office)

sector

employment, the Council may need to endorse a twin-track approach of both
town centre and out-of-town office development to reflect the differing needs
and preferences of occupiers. The Council must take a proactive lead to
create development opportunities and address negative perceptions in
Birkenhead
•

The private sector generally endorses a continuation of the current spatial
distribution of employment land in Wirral but some would like to see increased
opportunities in accessible locations in west Wirral

•

The new legislation regarding business rates payments on vacant properties,
will introduce a brake on the pace of speculative development. This is a
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serious issue for a supply-led market like Wirral and could lead to a reduction
in the rate of development, at least in the short to medium term.
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6.0

COMPANY SURVEY
Introduction

6.1

A business survey has been carried out to test the findings in other sections of this
report and to further inform the Study’s conclusions and recommendations.
Methodology

6.2

Invest Wirral sent out a questionnaire on behalf of BE Group (which is included in
Appendix 8), with explanatory covering letter and pre-paid envelope, to 275
companies. The companies targeted were evenly distributed across the Borough
and were representative of the business profile by activity and size.

This is

approximately a seven percent sample of VAT registered businesses, less 30
percent for non-relevant operations such as retail.

The aim was to achieve a

minimum 50 percent response rate, based on previous experience.
6.3

Because most companies are still more comfortable using imperial measurements,
these were used in the questionnaire. The aggregated figures have, however, been
converted to metric measurements for the purpose of the final calculations.
Response

6.4

The postal response achieved was 24 percent – a high outcome by comparison with
experience elsewhere. Follow-up telephone calls to all non-respondents significantly
enhanced the numbers of responses and confirmed the number of companies who
had either ceased trading or no longer had a Borough address.

6.5

Overall 204 questionnaires had been completed, 74 percent of the total originally
targeted (see Table 38).
Table 38 – Company Survey Responses
Total Questionnaires Issued
Responses Received

Number of Companies

Percent

204

74.2

Still Awaiting (following reminder)

38

13.8

Too Busy/Unwilling

19

6.9

Irrelevant to Study (e.g. retail/hotel)

11

4.0

3

1.1

275

100.0

Companies Ceased / Moved
Total
Source: BE Group 2008
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6.6

The split of responses is relatively representative of the total business population in
the Borough but is weighted towards the eastern part of the Borough with 92 percent
of the respondents located east of the M53. This correlates reasonably closely to the
VOA hereditament data, which shows that 81 percent of Wirral’s commercial
premises are located to the east of the M53.
Company Size

6.7

The 204 companies taking part in the survey employ 7758 people. Of these, just
under five percent (374) are part-time employees.

6.8

Surprisingly, the results do not fit the national profile of small company employment.
Only 36 percent of the responding companies employed up to 10 people.

The

majority had between 10 and 50 employees. The company profile of responses can
be seen below, in Table 39.
Table 39 – Company Profile
Company Size,
Number of Employees

Number of Companies
Responding

Proportion of Companies
Responding, percent

0-2

16

7.8

3-5

30

14.7

6-10

27

13.2

11-20

43

21.1

21-50

39

19.1

51 – 100

31

15.2

101 +

15

7.4

3

1.5

204

100.0

Not Stated
Total
Source: BE Group 2008

6.9

Four particularly large companies took part in the survey, each of whom employs in
excess of 300 people.

6.10

The corresponding breakdown in the size of premises occupied is shown in Table 40.
Over three quarters of businesses were in premises of less than 10,000 sqft (78.5
percent). Nine businesses provided details of the size of their site and these ranged
from 0.5 ha to 12.0 ha.
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Table 40 – Size of Premises Occupied
Size, sqft

Number of Companies
Responding

Proportion of Companies,
Responding, percent

0 – 1000

37

19.0

1001 – 2000

19

9.7

2001 – 5000

37

19.0

5001 – 10,000

30

15.4

10,001 – 20,000

21

10.8

20,001 – 50,000

23

11.8

50,001 – 100,000

2

1.0

100,000 +

4

2.0

Not Stated

22

11.3

195

100.0

Total
Source: BE Group 2008

Current Premises
6.11

Companies were asked to indicate the type of property they occupy, shown in Table
41. Just over half the businesses (52.9 percent) are occupying industrial/warehouse
premises. 35 percent are in self-contained offices; a further seven percent are in
serviced offices.
Table 41 – Responses by Premises Type Occupied
Type of Accommodation

Number of Companies
Responding

Proportion of Companies
Responding, percent

Industrial

79

38.7

Office

71

34.8

Warehouse

29

14.2

Serviced Office

15

7.3

Home

4

2.0

Site

3

1.5

High-tech/Lab

2

1.0

Not Stated

1

0.5

204

100.0

Total
Source: BE Group 2008

6.12

Companies were asked to indicate whether they own or rent their property. Of those
who indicated their tenure, over two thirds were in rented accommodation.
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6.13

Respondents were asked to comment on whether they were satisfied with their
present accommodation, and if not to explain why. Table 42 shows a very high
satisfaction level (83 percent).
Table 42 – Satisfaction with Current Premises
Satisfaction with
Premises

Number of Companies
Responding

Very Satisfied

Proportion of Companies
Responding, percent

67

32.8

102

50.0

29

14.2

Very Unsatisfied

5

2.5

No Answer

1

0.5

204

100.0

Satisfied
Unsatisfied

Total
Source: BE Group 2008

6.14

Of the 34 companies that were either unsatisfied or very unsatisfied with their
premises (17 percent of the sample), 28 gave reasons, with several putting forward
more than one reason. Eight businesses were unsatisfied because they required
larger premises, six because their accommodation no longer met their needs (which
could also indicate that their premises are too small); five because their premises
were in need of repair; four because they were operating from a poor location and
three because their premises were now too big for them. Other issues included
inadequate car parking, a poor landlord, lack of disabled access and local anti-social
behaviour.
Future Accommodation Requirements

6.15

Companies were asked to indicate whether they were considering moving premises
either within the next twelve months, or in two to three years.

65 companies

indicated that they are intending to relocate, with 39 proposing this will happen within
the next twelve months.
6.16

All companies planning to move cited the amount of floorspace likely to be required.
In some instances a range of size was indicated.

By adding these together an

overall need has been calculated, as shown in Table 43. This, again, shows the
dominance of industrial demand over offices, in terms of floorspace required. There
is a large range because of the size bands used in the questionnaire, with a number
of companies looking for offices of 1001-5000 sqft and industrial property of 500120,000 sqft.
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Table 43 – Total Land and Property Requirements
Type

Gross Floorspace Requirements, sqft
Minimum

Office

Maximum

82,024

188,000

Industrial / Warehouse

265,029

586,000

Total

347,053

774,000

Source: BE Group 2008

6.17

The breakdowns of forecasted future space needs, by location, property type and
size, are shown in Tables 44 and 45. Together they total to the figures in Table 43.
Where the word ‘additional’ is given, this means the company will be taking another
property as well as retaining its current one and no space will be released back on to
the market. This enables businesses that are looking to move out of their homebased accommodation to be identified.
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Table 44 – Property Requirements by Location and Type – Industrial
Required Area
Birkenhead/
Wallasey

Current
Location

Current Size, sqft

Required Size,
sqft

Quality and
Tenure

Birkenhead

0 – 1000

0 – 1000

Moderate/L/hold

Birkenhead

0 – 1000

2001 – 5000

Moderate-L/hold

Birkenhead

1001 – 2000

2001 – 5000

Not Stated

Birkenhead

1001 – 2000

2001 – 5000

Basic

Birkenhead

2001 – 5000

5001 – 10,000

Moderate/F/hold

Birkenhead

5001 – 10,000

5001 – 10,000

Moderate/L/hold

Birkenhead

10,001 – 20,000

5001 – 10,000

Not Stated

Birkenhead

5001 – 10,000

10,001 – 20,000

Moderate

Wallasey

20,001 – 50,000

10,001 – 20,000

Moderate/L/hold

Birkenhead

20,001 – 50,000

20,001 – 50,000

Moderate/F/hold

Wallasey

Additional

20,001 – 50,000

Moderate/F/hold

64,008 – 151,000

81,010 – 186,000

0 – 1000

5001 – 10,000

Moderate/L/hold

Bebington

5001 – 10,000

10,001 – 20,000

Prestigious/F/hold

Rock Ferry

10,001 – 20,000

10,001 – 20,000

Prestigious/L/hold

15,002 – 31,000

25,003 – 50,000

Bromborough

2001 – 5000

2001 – 5000

Prestigious/F/hold

Bromborough

2001 – 5000

2001 – 5000

Basic/L/hold

Wallasey

2001 – 5000

5001 – 10,000

Moderate/L/hold

Birkenhead

2001 – 5000

5001 – 10,000

Moderate/F/hold

Wallasey

5001 – 10,000

5001 – 10,000

Prestigious/F/hold

Birkenhead

Additional

10,001 – 20,000

Moderate/F/hold

Birkenhead

10,001 – 20,000

10,001 – 20,000

Basic/F/hold

Birkenhead

10,001 – 20,000

10,001 – 20,000

Moderate

Birkenhead

20,001 – 50,000

10,001 – 20,000

Prestigious/Both

Bromborough

20,001 – 50,000

10,001 – 20,000

Prestigious

Bromborough

10,001 – 20,000

20,001 – 50,000

Prestigious/F/hold

Birkenhead

20,001 – 50,000

20,001 – 50,000

Prestigious/F/hold

Sub Total
Bromborough

Birkenhead

Sub Total
Anywhere in
Wirral

Sub Total
Anywhere in
Wirral/Outside
Borough

103,011 – 240,000

109,012 – 240,000

Birkenhead

2001 – 5000

5001 – 10,000

Moderate/F/hold

Birkenhead

2001 – 5000

10,001 – 20,000

Moderate

Prenton

20,001 – 50,000

10,001 – 20,000

Moderate
Prestigious/F/hold

Bromborough
Sub Total
Outside Borough

Birkenhead
Birkenhead

Sub Total
Total
Source: BE Group 2008

Additional

20,001 – 50,000

24,003 – 60,000

45,004 – 100,000

2001 – 5000

5001-10,000

Moderate
Moderate/F/hold

Not Stated

Not Stated

2001 – 5000

5001 – 10,000

208,025 – 487,000

265,029 – 586,000
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Table 45 – Property Requirements by Location and Type - Offices
Required
Area
Birkenhead/
Wallasey

Current Area

Current Size,
sqft

Required Size, sqft

Birkenhead

0 – 1000

Not Stated

Prestigious

Birkenhead

0 – 1000

0 – 1000

Moderate/L/hold

Birkenhead

Additional

0 – 1000

Moderate

Birkenhead

0 – 1000

1001 – 2000

Moderate/L/hold

Birkenhead

0 – 1000

1001 – 2000

Moderate/F/hold

Birkenhead

0 – 1000

1001 – 2000

Moderate/L/hold

Birkenhead

0 – 1000

2001 – 5000

Prestigious/F/hold

Birkenhead

1001 – 2000

2001 – 5000

Moderate/L/hold

Birkenhead

2001 – 5000

2001 – 5000

Moderate/L/hold

Birkenhead

2001 – 5000

5001 – 10,000

Moderate/L/hold

Birkenhead

2001 – 5000

Not Stated

Prestigious/F/hold

Birkenhead

5001 – 10,000

5001 – 10,000

Prestigious/L/hold

Prenton

Additional

10,001 – 20,000

Prestigious/F/hold

Birkenhead

5001 – 10,000

20,001 – 50,000

Prestigious/L/hold

Birkenhead

Not Stated

Not Stated

Moderate

Sub Total
Bromborough

17,006 – 43,000

49,010 – 113,000

Birkenhead

2001 – 5000

2001 – 5000

Moderate/F/hold

Eastham

2001 – 5000

5001 – 10,000

Prestigious/L/hold

4002 – 10,000

7002 – 15,000

Birkenhead

0 – 1000

0 – 1000

Moderate/L/hold

Birkenhead

0 – 1000

0 – 1000

Moderate/F/hold

Birkenhead

Additional

0 – 1000

Basic/L/hold

Sub Total
Anywhere in
Wirral

Heswall

0 – 1000

1001 – 2000

Prestigious/L/hold

Birkenhead

0 – 1000

1001 – 2000

Basic/L/hold

Birkenhead

0 – 1000

1001 – 2000

Moderate/F/hold

Birkenhead

0 – 1000

1001 – 2000

Moderate

Birkenhead

1001 – 2000

2001 – 5000

Moderate/L/hold

Birkenhead

2001 – 5000

2001 – 5000

Prestigious/F/hold

Birkenhead

2001 – 5000

2001 – 5000

Moderate/L/hold

Sub Total
Anywhere in
Wirral/outside
borough

5003 – 18,000

10,007 – 26,000

Birkenhead

2001 – 5000

2001 – 5000

Prestigious

Birkenhead

5001 – 10,000

10,001 – 20,000

Prestigious/F/hold

7002 – 15,000

12,002 – 25,000

Sub Total
Outside
Borough

Birkenhead

0 – 1000

1001 – 2000

Moderate/L/hold

Birkenhead

1001 – 2000

1001 – 2000

Prestigious/L/hold

Birkenhead

2001 – 5000

2001 – 5000

Prestigious/L/hold

Sub Total
Total
Source: BE Group 2008

6.18

Quality and
Tenure

3002 – 8000

4003 – 9000

36,015 – 94,000

82,024 – 188,000

There were 32 industrial and 32 offices premises requirements. Just one business
was looking for a site – of 1.6 ha. In relation to the industrial requirements, there was
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a definite preference for freehold property. In the office sector there was twice as
much demand for leasehold properties compared to freehold.
6.19

Demand in the office sector is reasonably equally split between good and moderate
quality premises.

Just two companies were looking for budget accommodation.

Demand was greatest for suites between 1001 and 2000 sqft.

The majority of

companies looking for industrial accommodation generally wanted moderate quality
premises between 5001 and 20,000 sqft. There was only one requirement for units
less than 2000 sqft. In terms of location, for industrial businesses, the preference
was for an industrial estate location, whereas office-based businesses preferred a
town centre location.
6.20

Over three quarters of the businesses looking to move were currently in Birkenhead,
85 percent of them wanted to remain in the town. For these businesses, the most
important factors when seeking alternative accommodation were: accessibility; car
parking; premises size; and cost.

Just three companies that requested

modern/prestigious premises did so because they were occupying older buildings.
6.21

Five companies, all from Birkenhead, indicated that they wanted locations outside the
Borough. Three of these are seeking office premises, the others want industrial
properties. Four industrial and two office occupiers from Birkenhead, Prenton and
Bromborough would look elsewhere, if they could not find the correct property
available in Wirral.

6.22

For the 65 companies expecting to move with the next three years (32 percent of the
sample), the most important factor(s) when looking for alternative accommodation
are shown in Table 46. Several companies gave more than one reason.
Table 46 – Most Important Factor(s) When Seeking Alternative Accommodation
Aspect

Number of Companies
Commenting

Proportion of Companies
Responding, percent

Size of premises

19

20.2

Accessibility

17

18.1

Cost

14

14.9

Parking

11

11.7

Location

10

10.6

Quality of premises

9

9.6

Security

4

4.3
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Aspect

Number of Companies
Commenting

Proportion of Companies
Responding, percent

Utilities

3

3.2

Disabled access

2

2.1

Quality of environment

2

2.1

Public transport

2

2.1

Grant support

1

1.1

94

100.0

Total
Source: BE Group 2008

6.23

The most important factor for companies was the size of premises. This included
having adequate outside storage space and the ability to expand. The second most
important factor was accessibility. Other important factors included cost, car parking
and location.
Perceptions/Comments

6.24

Most respondents made additional comments relating to the wider business
environment, with some making several comments. As can be seen in Table 47,
which outlines all the comments made, better car parking, improvements to public
transport and a lack of business support were most commonly mentioned.
Table 47 – Company Comments
Aspect

Number of Companies
Commenting

More car parking needed

18

Improved public transport

12

Lack of business support

12

Security/anti-social behaviour issues

8

Birkenhead environment is poorly maintained

7

Investment in road infrastructure required

5

Lack of quality premises

5

Already enough premises

5

High business rates

4

Lack of communication from Council with regards to plans
for regeneration areas

4

Lack of utilities

3

Lack of land to develop

2

Lack of office space in warehouse units

2

Increase amount of grant funding available

2

Source: BE Group 2008
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6.25

The majority of businesses that stated that car parking was an issue were in
Birkenhead. Businesses from two distinct areas stated that improvements to public
transport were required – Bromborough and Birkenhead.

6.26

A number of companies commented on business support services. These responses
were equally divided between industrial and office based businesses.

With one

exception they were based in the main urban areas of Birkenhead, Bromborough and
Wallasey.
6.27

Although most were not specific about the nature of their concerns, there was a
common denominator. All were micro-businesses (employing less than 10 people)
that have started in Wirral. Where particular issues were referred to, these included:
•

The capacity of business start up support

•

Difficulty of accessing grants to help employ and train staff

•

The lack of a business angel approach

•

The level of red tape involved when pursuing business support.

Summary
6.28

The weight of demand from industrial businesses was for Birkenhead and Wallasey.
Although businesses would tend to prefer to stay local they will look anywhere in the
Borough to satisfy their premises needs, if they have to.

Demand from office

businesses was focused on Birkenhead. Only five businesses (2 percent of the
sample) wanted property outside Wirral.
6.29

There was an equal split in requirements from the office and industrial sector.
Industrial businesses had a preference for freehold, whilst office demand was biased
towards leasehold premises. Office requirements were for premises of 93-186 sqm,
whilst industrial demand was for between 466 and 1858 sqm.

6.30

Referring back to the findings in Section 4, where the supply of available premises
was assessed, there appears to be an oversupply in the industrial market of small
(less than 186 sqm) units and a lack of mid-range units (930 – 1858 sqm) where
demand is strongest. Supply in the office market appears to be able to meet demand
up to 465 sqm but struggles thereafter.

Interestingly, vacant industrial units are

mostly concentrated in Birkenhead and Bromborough – where demand is greatest.
The vacant offices are also concentrated in Birkenhead – again, where demand is
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greatest, implying that the majority of the vacant stock in these areas may no longer
be suitable for modern business needs.
Table 48 – Wirral Premises Supply and Demand Analysis
Requirement
Property Size
Sqft

Industrial
Available
Units

Sqm

0-1000

Office

Requirements
from five percent
sample (See
Table 43)

Available
Units

Requirements
from five percent
sample (See
Table 44)

0-92

25

1

37

7

1001-2000

93-186

18

0

27

11

2001-5000

187-465

31

5

20

5

5001-10,000

466-929

27

9

5

3

10,001-20,000

930-1858

12

11

2

2

20,001-50,000

1859-4650

17

5

2

1

50,000-100,000

4651-9290

7

0

0

0

9291+

4

0

0

0

Freehold

25

14

14

9

Good Quality/New

30

10

17

13

100,000 +

Source: BE Group 2008

6.31

Based on the findings of the company survey, there would also appear to be a
shortage of freehold premises, especially offices, and a lack of good quality office
floorspace.

6.32

A key message is that micro-businesses (both industrial and office based) have
concerns about the capacity of available business support. This mainly relates to
help to expand and to secure and train staff. While this is not directly reflected in the
objective data for local business survival, which is ahead of the regional average,
these concerns should be investigated further.

6.33

The company survey is just one strand of evidence. It does, however, appear to
illustrate a significant level of pent-up demand. While it is not expected that all the
company requirements indicated in the survey returns will come to fruition, this can
be balanced against other companies in the sample, who when surveyed did not
intend to relocate, but who may actually do so at some time over the next five years.
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7.0

EMPLOYMENT LAND
Introduction

7.1

This section looks at the existing portfolio of employment land within the study area,
in terms of its quantity, quality, type, suitability and availability.
Land Supply

7.2

The start point for the supply side assessment has been the schedule of employment
sites included in the Council’s April 2007 Annual Monitoring Report. These total 84
sites comprising 222.59 ha.

7.3

During the course of the study, a further nine sites have been added. Together these
total 10.82 ha. These sites have been identified as a consequence of:
•

Responses to the Council’s consultation on the content of the LDF evidence
base, undertaken in April 2007 (Sites 237, 238 and 244)

•

Sites which the Council believe may have become available for development
from within the Borough’s existing employment areas (Sites 53, 107, 115,
214, 215 and 234)

•

The sites at Wirral Waters including Sky City 5.39 ha, Vittoria Studios 6.34 ha
& Marina View 4.80 ha have not been assessed as part of this study.

7.4

The full list of potential sites considered in this study amounts to 233.41 ha of land on
93 sites. Table 49 shows the size and location of each site; comments on their
current status including any known owner intentions; and provides an assessment
(by BE Group) as to when it might come forward for development or use. The
assessment of timescale is based upon a number of factors including market
demand, ownership situation, planning status, infrastructure and services required.
Detailed proformas for each site are provided at Appendix 9.

7.5

39 percent of the land supply (90.14 ha) has been available for over 20 years.
However, a number of the sites in question represent the residual area of a
previously larger site, now partly developed. Details of all of these sites are provided
in Appendix 10.
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Table 49 – Wirral Employment Sites Schedule
Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

2

Cammell Lairds – South
of Wet Basin

Rock Ferry

24.50

Peel retaining for
port uses

5+

6

Eastham Dock Estate –
Queen Elizabeth II Dock

Eastham

6.55

Peel retaining for
relocation of port
uses from
Ellesmere Port

5+

7

South of Commercial
Road – West of
Riverview Road

Bromborough

1.74

NWDA marketing
as Ferry View
Business Park

1-3

8

Premier Brands, Reeds
Lane – South of Access
Road

Leasowe &
Moreton East

5.00

Owner aspiration
for residential use,
but housing
refused on
appeal/call in.

5+

9

Eastham Dock Estate –
Eastham Refinery

Eastham

5.87

Peel retaining for
waste recovery
plant

5+

13

Eastham Dock Estate –
North Road Tank Farm
Complex

Eastham

9.29

Peel retaining for
relocation of port
uses from
Ellesmere Port

5+

15

Former Railway Depot,
Mollington Street

Birkenhead &
Tranmere

3.44

Approved for
retail/leisure-led
mixed-use
development
subject to legal
agreement

5+

17

Riverview Road – East
of Tulip

Bromborough

2.93

WMBC joint
venture proposing
office scheme

1-3

24

Premier Brands, Reeds
Lane – North of Access
Road

Leasowe &
Moreton East

1.45

Owner aspiration
for residential use,
but housing
refused on
appeal/call in.

5+

25

Cross Lane Industrial
Estate – South of
Speilmann

Wallasey

1.61

Partly constrained
land. Approved for
open storage.
Occupier interested
in relocating to site

1-3

27

Gallagher’s Hill,
Corporation Road

Bidston & St
James

0.40

PDSA seeking
funding to
remediate site for
vet centre. Part of
Wirral Waters
hinterland

1-3

29

Conway Park, North of
Station, Europa

Birkenhead &

1.24

Approved for hotel,

5+
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

Boulevard

Tranmere

30

Twelve Quays, Tower
Wharf, Tower Road

Birkenhead &
Tranmere

1.01

Peel retaining for
Ro-Ro ferry
expansion

5+

31

Twelve Quays, Morpeth
Wharf

Birkenhead &
Tranmere

1.50

Peel retaining for
Ro-Ro ferry
expansion

5+

32

Twelve Quays, Tower
Wharf – North of
Egerton Dock

Birkenhead &
Tranmere

1.18

Homes &
Communities
Agency retaining
awaiting Wirral
Waters outcome.
Part of Wirral
Waters hinterland.
Serious ground
condition issues

5+

35

North of Oakdale Road
– West of New Way

Seacombe

0.78

WMBC looking to
promote
speculative
industrial units.
Poor ground
conditions. Part of
Wirral Waters
hinterland

1-3

43

Centuria Business Park,
Stadium Road,
Bromborough

Bromborough

8.05

Heavily
contaminated site
requiring major
remediation

5+

45

British Gas Depot, Hind
Street

Birkenhead &
Tranmere

2.70

Homes &
Communities
Agency promoting
retail/leisure-led
mixed-use
development

5+

47

Former Telephone
Engineering Centre,
Arrowe Park Road

Greasby,
Frankby & Irby

2.99

Poorly accessed
site between
supermarket and
large industrial
complex

3-5

49

Riverside Park,
Riverwood Road

Bromborough

4.78

Major office
scheme approved.
Phase 2 now under
construction (1.20
ha)

1-3

50

Former Tank Farm,
Commercial Road,
Bromborough

Bromborough

0.97

Sun Valley
retaining as
expansion land

5+

53

Quay Site, Dock Road

Seacombe

0.70

Ownership
unconfirmed. In
use as haulage
yard. Part of Wirral

1-3
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

Waters hinterland
54

Clatterbridge Hospital,
Clatterbridge

Clatterbridge

4.72

Owner promoting
housing, public
sector see potential
for medipark. Site
in Green Belt

5+

56

North Cheshire Trading
Estate – South of
Bouteilles en Fete

Prenton

0.20

Owner retaining for
possible expansion

3-5

57

North Cheshire Trading
Estate – South of
Avalon Funeral
Supplies

Prenton

0.21

Infill site on
industrial estate

0-1

59

Birkenhead Dock Estate
– Uveco Yard, Dock
Road

Seacombe

0.32

Open yard. Under
offer. Part of Wirral
Waters hinterland

5+

60

Kern’s Warehouse,
Cleveland Street

Bidston & St
James

0.98

Owner retaining
awaiting Wirral
Waters outcome.
Part of Wirral
Waters hinterland

5+

64

Former Training
Ground, Valley Road

Bidston & St
James

1.27

Potential
expansion land for
Valley Road
Industrial Estate –
currently
designated for
recreation

1-3

65

Burton’s Foods, Pasture
Road – North of Access
Road

Leasowe &
Moreton East

2.62

WMBC promoting
employment
development

5+

66

Former River Streets,
Beaufort Road

Bidston & St
James

5.85

Site of cleared
public housing.
Part of Wirral
Waters hinterland

5+

70

Peninsula Business
Park, Reeds Lane

Leasowe &
Moreton East

1.26

Owner proposing
office scheme.
Awaiting planning,
affected by flood
risk

1-3

72

North Cheshire Trading
Estate, Prenton Way

Prenton

0.47

Infill site on
industrial estate

0-1

73

Former British Gas, Old
Gorsey Lane

Seacombe

2.10

Heavily
constrained site.
Part of Wirral
Waters hinterland

5+

74

Former MoD Tank
Farm, Old Hall Lane

Bromborough

8.05

Being marketed to
developers. Power
and viability issues

3-5
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

75

Former UML Power
Station, Thermal Road

Bromborough

6.77

NWDA marketing,
Priority Sites to
purchase half for
hybrid B1 units.
Power issues

1-3

78

Lever Faberge –
Former BOCM Silcock
Animal Feeds

Bromborough

6.42

Constrained land
retained by Lever
Faberge for
possible future
expansion

5+

79

Birkenhead Dock Estate
– Bidston, Wallasey
Bridge Road

Bidston & St
James

17.49

Peel retaining for
retail-led mixeduse. Part of Wirral
Waters

5+

80

Former Unilever
Research Laboratory,
Whitebridge, New
Chester Road

Bromborough

1.18

Constrained site.
Owner proposing
development for
showroom

1-3

81

Birkenhead Dock Estate
– Former RHM Mills &
Canada Creek, Beaufort
Road

Bidston & St
James

10.86

Peel retaining for
relocation of
businesses
affected by Wirral
Waters

5+

82

Lever Faberge –
Bromborough Road

Bromborough

15.53

Lever Faberge
retaining for
expansion. Part
proposed for
housingby
developer

5+

84

Former Town Station,
Borough Road East

Birkenhead

1.26

Heavily
constrained site.
Owner promoting
town centre uses

5+

86

Birkenhead Dock Estate
– Former Buchanan’s
Mills, East Float, Dock
Road

Seacombe

1.58

Peel retaining for
residential uses.
Part of Wirral
Waters

5+

87

Birkenhead Dock Estate
– Tower Road

Bidston & St
James

0.96

Peel retaining for
Wirral Waters

5+

90

Rear of Old Hall Road
Service Station, New
Chester Road

Bromborough

0.34

Under
development for
trade counter units

0-1

94

North Cheshire Trading
Estate – Former
Horticultural Training
Centre, Prenton Way

Prenton

0.47

Potential
expansion land for
Prenton Business
Park, topography
issues on northern
part

1-3

96

Birkenhead Dock Estate
– Cavendish Quay,

Bidston & St
James

2.00

Peel retaining for
relocation of
businesses

5+
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Site
Ref

Name

Location

Size, ha

Corporation Road

Comment/
Update

Estimated
Availability,
years

affected by Wirral
Waters

97

Former Royal Swan
Hotel, Dock Road

Seacombe

0.23

Owner retaining
awaiting Wirral
Waters outcome.
Part of Wirral
Waters hinterland

5+

98

Rear of Riverside
House, Kings Wharf

Seacombe

0.87

Approved for
offices. Owner
retaining awaiting
Wirral Waters
outcome. Part of
Wirral Waters
hinterland

5+

99

Former Lovelady
House, Wheatland Lane

Seacombe

0.58

WMBC writing
development brief.
Part of Wirral
Waters hinterland

1-3

100

East of Lubrizol, Dock
Road South

Bromborough

9.61

Constrained site,
potential for open
storage only

5+

101

Quest International,
Dock Road South

Bromborough

0.59

Narrow site, limited
use, poor ground
conditions

5+

102

Former Carmet Marine,
Magazine Lane

Bromborough

1.02

Approved for
industrial units.
Recently sold to
owner-occupier

0-1

105

North Cheshire Trading
Estate – North of
Meribel Fashions,
Prenton Way

Prenton

0.19

Owner proposing
to develop
industrial unit

1-3

107

Slack Wood, Riverview
Road

Bromborough

1.08

Owner negotiating
sale to developer
for office use

1-3

108

Rose Brae Phase 2,
Church Street

Birkenhead &
Tranmere

1.96

Landlocked site
proposed for
residential-led
mixed-use
development

5+

110

West Float Industrial
Estate, Hickman’s Road

Seacombe

0.34

Owner retaining as
expansion land.
Part of Wirral
Waters hinterland.

5+

115

Smit Land & Marine,
Dock Road North

Bromborough

3.38

Part in use by Smit
Land & Marine. No
plans to relocate

5+

116

Former Builders Yard,
Magazine Lane

Bromborough

1.01

NWDA marketing

1-3
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

123

Wheatland Lane

Seacombe

0.43

Owner retaining for
residential uses awaiting Wirral
Waters outcome.
Part of Wirral
Waters hinterland

5+

125

Tarran Way Industrial
Estate, Tarran Way
North

Moreton West
& Saughall
Massie

0.24

Small, corner infill
development plot

0-1

127

Cross Lane Industrial
Estate – North of York
Refridgeration

Wallasey

0.22

Retained by owner
for expansion land

5+

129

Birkenhead Dock Estate
– Hydraulic Tower,
Tower Road

Seacombe

0.83

Peel retaining for
hotel proposal.
Part of Wirral
Waters

5+

131

Birkenhead Dock Estate
– East of Listed Mills,
East Float, Dock Road

Seacombe

1.42

Peel retaining for
residential uses.
Part of Wirral
Waters

5+

133

Former Waste Transfer,
Limekiln Lane

Seacombe

1.58

Heavily
constrained site.
Part of Wirral
Waters hinterland.
WMBC not
proposing for
development

5+

136

Carr Lane Industrial
Estate – South of
Gunform, Carsthorne
Road

Hoylake &
Meols

0.03

Industrial unit
proposed

0-1

137

Birkenhead Dock Estate
– Former Cetco, East
Float, Dock Road

Seacombe

1.26

Peel retaining for
residential uses.
Part of Wirral
Waters

5+

138

Former Park Hampers,
Dock Road North

Bromborough

1.46

Approved for
housing
development
subject to legal
agreement

5+

144

Rear of Lobol Social
Club, Pool Lane

Bromborough

0.26

Proposal for office
development
awaiting planning

1-3

145

52-66 Grange Road
East, Back Oliver Street

Birkenhead &
Tranmere

0.12

Speculative office
scheme now under
construction

1-3

146

Carr Lane Industrial
Estate – 21 Carsthorne
Road

Hoylake &
Meols

0.05

Industrial units now
under construction

0-1

147

Carr Lane Industrial

Hoylake &

0.03

Industrial units

0-1
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

Estate – 20 Carsthorne
Road

Meols

148

Conway Park – Cinema
Frontage, Europa
Boulevard

Birkenhead &
Tranmere

0.29

Approved for
leisure
development

5+

214

Riverbank Road

Bromborough

0.25

NWDA own. On
market for sale for
industrial use.
Within Wirral
International
Business Park

1-3

215

Riverbank Road,
Magazine Lane

Bromborough

1.78

NWDA own. On
market for sale for
industrial use.
Within Wirral
International
Business Park

1-3

216

Former Animal Feed
Depot, Riverbank Road

Bromborough

0.52

Site on market,
derelict buildings
need clearance

1-3

217

Ten Streets – Phase 1,
Livingstone Street

Bidston & St
James

0.97

Cleared housing
site. WMBC
promoting
industrial units

1-3

218

Ten Streets – Phase 3,
Vittoria Street

Bidston & St
James

0.24

Cleared housing
site. Adjacent
occupier acquired
for expansion

0-1

219

Former Parry &
Sherlock, Cleveland
Street

Bidston & St
James

0.57

Owner expected to
develop
speculative
industrial units.
Part of Wirral
Waters hinterland

0-1

220

Former Parry &
Sherlock, 96-100 Price
Street

Birkenhead &
Tranmere

0.41

Owner proposing
industrial units

0-1

221

Bidston Business Park,
Wallasey Bridge Road

Bidston & St
James

0.44

Owner retaining for
own use. Part of
Wirral Waters
hinterland

5+

222

Carr Lane Industrial
Estate – The Ironworks,
37 Carsthorne Road

Hoylake &
Meols

0.04

Industrial unit
approved

0-1

223

Former Bristol Myers
Squibb, Reeds Lane

Leasowe &
Moreton East

3.74

Buildings being
refurbished and relet for employment
use

5+

226

West Wallasey Van
Hire, Wallasey Village

Wallasey

0.14

Site in use for van
storage –

1-3
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Site
Ref

Name

Location

Size, ha

Comment/
Update

Estimated
Availability,
years

Approved for town
centre uses
227

4 Bridge Road, West
Kirkby

Hoylake &
Meols

0.07

Occupier proposing
office
redevelopment

1-3

229

Former Stone
Manganese Marine,
Dock Road

Seacombe

6.87

Business complex
marketed as SMM
Business Park.
Part of Wirral
Waters hinterland

5+

230

Saughall Massie Road
– West of no. 196

Moreton West
& Saughall
Massie

0.04

Proposal for
redevelopment for
offices approved

1-3

231

Ten Streets – Phase 2,
Hilbre Street

Bidston & St
James

0.11

Cleared housing
site acquired by
company for
industrial use

0-1

232

Ten Streets – Phase 4,
Lynas Street

Bidston & St
James

0.52

Cleared housing
site. WMBC
promoting
employment use

0-1

233

Thermal Ceramics,
Tebay Road

Bromborough

2.40

Operational site.
Owner looking for
alternative uses
including housing

1-3

234

Croft IE - Former
Spectrum Adhesives

Bromborough

1.66

NWDA agreed sale
to office developer

1-3

237

Former CML, Cleveland
Street

Bidston & St
James

0.23

Owner confirms
premises are
subject to current
occupation
tenancy, but
promoting for
housing

5+

238

Former CML, Price
Street

Bidston & St
James

0.81

Owner confirms
premises are
subject to current
occupation
tenancy, but
promoting for
housing

5+

244

Bidston Observatory,
Boundary Road

Bidston & St
James

0.93

Owner agreed sale
to housing
developer

5+

Total

233.41

Source: WMBC/BE Group 2008
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Sites Analysis
7.6

Table 50 shows that only 14 sites are in west Wirral. Two thirds of the land available
in west Wirral is in Leasowe & Moreton East. The remainder, 211.13 ha (90 percent)
is found to the east of the M53 Motorway.

7.7

A site is serviced if firstly, utilities and road access are readily available and secondly,
the site is cleared and available for development. This would apply to infill sites in
existing employment areas or where major sites have been opened up.

Large

allocations (2 ha and above), where services run to the edge of the site but are not
provided into the site itself, are not considered serviced.
7.8

Of the total supply, only 30.12 ha is serviced (13 percent), most of which (70 percent)
is found in Bromborough. Overall, Bromborough sites account for just over a third of
the Wirral’s total land supply and 40 percent of the land available to the east of the
M53 Motorway. The Site Proformas (Appendix 9) provide the detailed information
summarised in Table 50.
Table 50 – Distribution of Sites
Ward

Number of
Sites

All Employment Land,
ha

Serviced Land,
ha

East Wirral
Bromborough

24

81.78

21.02

Bidston & St
James

17

44.63

1.84

Seacombe

15

19.89

1.36

Birkenhead &
Tranmere

11

15.11

2.63

Eastham

3

21.71

0

Rock Ferry

1

24.50

0

Wallasey

3

1.97

0.36

Prenton

5

1.54

1.07

79

211.13

28.28

Hoylake & Meols

5

0.22

0.15

Leasowe &
Moreton East

5

14.07

1.45

Moreton West &
Saughall Massie

2

0.28

0.24

Clatterbridge

1

4.72

0

Greasby, Frankby

1

2.99

0

Sub-total
West Wirral
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Number of
Sites

Ward

All Employment Land,
ha

Serviced Land,
ha

& Irby
Sub-total

14

22.28

1.84

Total

93

233.41

30.12

Source: BE Group 2008

7.9

The suitability of the land available has been categorised between three types of use
– offices, industrial and port-related. Table 51 shows that over half of the sites (and
just over 40 percent of the land supply, 96.62 ha) is only suitable for industrial uses –
an indication of the likely incompatibility for accommodating the emerging knowledgebased economy. Only nine percent of the total land supply (12 sites, 20.75 ha) is
appropriate solely for office development, the majority of which is as yet unserviced.

7.10

Here, port uses are classified as inter-modal freight terminals, as outlined in the RSS
(Policy RT8).

The RSS defines inter-modal freight terminals as facilities which

transfer freight from road to rail and/or water. Its states that consideration should be
given to the specific allocation of land for inter-modal freight terminals in the Wirral
Waterfront Strategic Investment Area (Birkenhead Waterfront and Eastham Docks). .
7.11

Twelve sites have port-related potential, amounting to 66.37 ha or 28 percent of the
total supply. But only 4 percent is classified as serviced. The RSS recommends that
these sites should be excluded from the total employment land supply, which would
therefore reduce to 167.04 ha. Some of the sites at Wirral Waters may, however,
include employment uses as part of mixed use schemes.
Table 51 – Land Use Types
Site Type

Number of
Sites

Serviced
Land, ha

Unserviced
Land, ha

Total, ha

Industrial

50

9.62

87.00

96.62

Industrial/Office

19

10.35

39.32

49.67

Industrial/Office/Port

3

2.51

0.96

3.47

Industrial/Port

8

0

62.07

62.07

Office/Port

1

0

0.83

0.83

Office

12

7.64

13.11

20.75

Total

93

30.12

203.29

233.41

Source BE Group 2008

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

108

Employment Land Study
Wirral Metropolitan Borough Council

7.12

Each site has also been assessed for its expected availability – the point at which it
may come to market or be developed.

This is derived from consultations with

owners, agents, the Council and other evidence gathered in this study.
7.13

Table 52 shows an extremely limited amount of land immediately available for
development – only 4.28 ha on 14 sites. This is less than 2 percent of the total land
supply.

A further 30 sites are expected to come forward in 1-3 and 3-5 year

timescales, but these amount to only 46.20 ha of land. Over 180 ha will only be
available in the longer term (78 percent, 182.93 ha), five or more years away.
7.14

One cause of this is the number of sites being retained either by Peel or by other
owners awaiting the outcome of Wirral Waters.

Peel is also retaining land at

Eastham to relocate ports uses from Ellesmere Port. In total, Peel owns 15 sites
comprising 85.44 ha which are currently not available for general employment
development. A further 15 sites (23.12 ha), in the Wirral Waters hinterland, are being
held by other owners in the hope of promoting alternative uses and/or increasing land
values.
Table 52 – Land Availability
Area

Number of Sites

Availability, years
0-1

1-3

3-5

5+

Industrial

50

3.94

11.36

0.20

81.12

Industrial/Office

19

0.34

13.03

11.04

25.26

Industrial/Office/Port

3

0

0

0

3.47

Industrial/Port

8

0

0

0

62.07

Office/Port

1

0

0

0

0.83

Office

12

0

10.57

0

10.18

Total, ha
Number of Sites

93

4.28
14

34.96
27

11.24
3

182.93
49

Source: BE Group 2008

7.15

This study has therefore identified a number of sites that may not come forward (in
full or part) because they are reserved for specialist uses; the landowner has higher
value aspirations; they are likely to be too costly to remediate; they are already in
use; or for other reasons. Table 53 shows that in total, some 122.95 ha (39 sites)
could be potentially unavailable for employment uses. Besides the sites with port
related potential (12 sites, 66.37 ha) an additional 56.58 ha (27 sites) may also not
be available for employment uses.
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Table 53 – Potential Employment Land Losses
Site
Ref

Site Name

Size,
ha

Reason

East Wirral
Eastham Dock Estate

6.55

Owner retaining to relocate port
users from Ellesmere Port

9

Eastham Dock Estate

5.87

Approved for waste recovery plant

13

Eastham Dock Estate

9.29

Owner retaining to relocate port
users from Ellesmere Port

15

Former Railway Depot, Mollington
Road, Birkenhead

3.44

Approved for retail-led development

27

Gallaghers Hill

0.40

Approved for vets

29

Conway Park, Birkenhead

1.24

Approved for hotel development

30

Twelve Quays

1.01

Owner retaining for Ro-Ro
expansion

31

Twelve Quays

1.50

Owner retaining for Ro-Ro
expansion

43

Centuria Business Park

8.05

Heavily constrained

British Gas Depot

2.70

Approved for mixed use
development

50

Former Tank Farm

0.97

Owner retaining for expansion

53

Quay Site, Dock Road

0.70

In use by Gwynedd Shipping.

56

North Cheshire Trading Estate

0.20

Owner retaining for expansion

73

Former British Gas

2.10

Heavily constrained

78

Lever Faberge

6.42

Constrained expansion land

6

45

Birkenhead Dock Estate – Bidston

17.49

Owner pursuing retail-led
development

82

Lever Faberge

15.53

Owner pursuing housing

84

Former Town Station, Birkenhead

1.26

Owner pursuing town centre uses

Birkenhead Dock Estate

1.58

Owner pursuing residential-led
development

100

East of Lubrizol, Dock Road South

9.61

Heavily constrained

101

Quest International

0.59

Heavily constrained

Rose Brae Phase 2

1.96

Allocated for housing - Owner
pursuing residential-led
development

110

West Float IE

0.34

Owner retaining for expansion

115

Smit Land & Marine, Dock Road
North

3.38

In use by Smit Land & Marine.

123

Wheatland Lane

0.43

Owner pursuing housing

127

Cross Lane IE

0.22

Owner retaining for expansion

129

Birkenhead Dock Estate

0.83

Hotel development proposed

79

86

108
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Site
Ref

Site Name

Size,
ha

Reason

Birkenhead Dock Estate

1.42

Owner pursuing residential-led
development

Former Waste Transfer

1.58

Heavily constrained

Birkenhead Dock Estate

1.26

Owner pursuing residential-led
development

Former Park Hampers

1.46

Approved for residential
development

148

Conway Park

0.29

Approved for leisure development

237

Former CML Limited, Cleveland
Street (333-359)

0.23

In use. Owner has aspiration for
housing

238

Former CML Limited, Price Street
(256-296)

0.81

In use. Owner has aspiration for
housing

244

Bidston Observatory

0.93

Sale agreed to housing developer.

226

West Wallasey Van Hire

0.14

Approved for town centre uses

131
133
137
138

Sub-total

111.78

West Wirral
8

Premier Brands, Reeds Lane

5.00

Owner pursuing housing

24

Premier Brands, Reeds Lane

1.45

Owner pursuing housing

54

Clatterbridge Hospital

4.72

Various

Sub-total

11.17

Grand Total

122.95

Source: BE Group 2008

7.16

In a worst-case scenario, if all the land identified in Table 53 was not available for
employment uses, the land supply in the Borough would fall to 110.46 ha, 47 percent
of the total supply.
Site Grading

7.17

All sites have been graded using a standard scoring system that consists of mainly
objective measures.

Each site is scored out of 100, made up of ten individual

measures, each scored out of ten. These are: proximity to the M53, prominence,
public transport, planning status, services availability, population density, constraints,
environmental setting, flexibility and availability. The scoring system is set out in
more detail in Appendix 11.
7.18

The scoring illustrates how attractive the site is likely to be to developers and
occupiers and gives an appraisal of the overall quality of the land resource. Two
scores are provided in Table 54, a total score and a market-led score, which reflects
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the location strengths and weaknesses of each site. The market-led score is made
up of just M53 proximity, prominence, population density, environmental setting and
flexibility. These characteristics are very difficult to improve. The other five aspects,
which combine to make up the total score, are easier to improve and provide an
opportunity to raise the overall quality of a site.

7.19

Table 54 lists all the sites in order of their market-led scores. The highest scoring
sites are those close to main roads and in high profile locations. The background to
the calculation of the detailed scores is also provided at Appendix 11.

Table 54 – Site Scores (by Market-led Score)
Site
Ref

Size, ha

Total Score,
max 100

Market-led
Sub-total,
max 50

Name

Ward

54

Clatterbridge Hospital,
Clatterbridge Road

Clatterbridge

4.72

57

35

94

North Cheshire Trading
Estate - Prenton Way,
Former Horticultural
Training Centre

Prenton

0.47

67

33

79

Birkenhead Dock
Estate - Bidston Dock,
Wallasey Bridge Road

Bidston and St
James

17.49

53

33

72

North Cheshire Trading
Estate - Prenton Way,
North of PK
Commercial

Prenton

0.47

65

29

57

North Cheshire Trading
Estate - Prenton Way,
South of Avalon
Funeral Supplies

Prenton

0.21

66

28

74

Former MOD Tank
Farm, Old Hall Road

Bromborough

8.05

54

28

8

Premier Brands, Reeds
Lane - South of Access
Road

Leasowe and
Moreton East

5.00

55

27

81

Birkenhead Dock
Estate - Beaufort Road,
Former RHM Mills &
Canada Creek

Bidston and St
James

10.86

53

27

56

North Cheshire Trading
Estate - Prenton Way,
South of Bouteilles en
Fete

Prenton

0.20

52

27

2

Cammell Lairds - South
of Wet Basin,
Campbelltown Road

Rock Ferry

24.50

47

27
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Site
Ref

Size, ha

Total Score,
max 100

Market-led
Sub-total,
max 50

Name

Ward

35

North of Oakdale Road
- West of New Way

Seacombe

0.78

62

26

32

Twelve Quays - Tower
Wharf, North of
Egerton Dock

Birkenhead
and Tranmere

1.18

50

26

223

Former Bristol Myers
Squibb, Reeds Lane

Leasowe and
Moreton East

3.74

61

25

25

Cross Lane Industrial
Estate - South of
Speilmans

Wallasey

1.61

49

25

65

Premier Brands,
Pasture Road - North
of Access Road

Leasowe and
Moreton East

2.62

47

25

70

Peninsula Business
Park, Reeds Lane,
Moreton

Leasowe and
Moreton East

1.26

58

24

30

Twelve Quays - Tower
Wharf, Tower Road

Birkenhead
and Tranmere

1.01

52

24

78

Lever Faberge Former BOCM Silcock
Animal Feeds, New
Chester Road

Bromborough

6.42

42

24

64

Former Training
Ground, Valley Road

Bidston and St
James

1.27

56

23

86

Birkenhead Dock
Estate - Former
Buchanan's Mills, East
Float

Seacombe

1.58

53

23

24

Premier Brands, Reeds
Lane - North of Access
Road

Leasowe and
Moreton East

1.45

51

23

75

Former UML Power
Station, Thermal Road

Bromborough

6.77

49

23

73

Former British Gas,
Old Gorsey Lane

Seacombe

2.10

49

23

133

Former Waste
Transfer, Limekiln Lane

Seacombe

1.58

47

23

229

Former Stone
Manganese Marine,
Dock Road

Seacombe

6.87

45

23

105

North Cheshire Trading
Estate - Prenton Way,
North of Meribel
Fashions

Prenton

0.19

58

22

31

Twelve Quays Morpeth Wharf,
Morpeth Waterfront

Birkenhead
and Tranmere

1.50

50

22
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Site
Ref

Size, ha

Total Score,
max 100

Market-led
Sub-total,
max 50

Name

Ward

47

Former Telephone
Engineering Centre,
Arrowe Park Road

Greasby,
Frankby & Irby

2.99

48

22

137

Birkenhead Dock
Estate - Former Cetco,
Dock Road, East Float

Seacombe

1.26

46

22

66

Former River Streets,
Beaufort Road

Bidston and St
James

5.85

45

22

90

Rear of Old Hall Road
Service Station, New
Chester Road

Bromborough

0.34

63

21

53

Quay Site, Dock Road

Seacombe

0.70

51

21

49

Riverside Park,
Riverwood Road
(Phases 2 to 4)

Bromborough

4.78

50

21

29

Conway Park, Europa
Boulevard - North of
Station

Birkenhead
and Tranmere

1.24

49

21

59

Birkenhead Dock
Estate - Uveco Yard,
Dock Road

Seacombe

0.32

47

21

43

Centuria Business
Park, Georgia Avenue

Bromborough

8.05

45

21

131

Birkenhead Dock
Estate - East of Listed
Mills, Dock Road, East
Float

Seacombe

1.42

45

21

215

Riverbank Road,
Magazine Lane

Bromborough

1.78

44

21

244

Bidston Observatory,
Boundary Road

Bidston and St
James

0.93

51

20

87

Birkenhead Dock
Estate - Tower Quay

Bidston and St
James

0.96

50

20

127

Cross Lane Industrial
Estate - Cross Lane,
North of York
Refridgeration

Wallasey

0.22

48

20

13

Eastham Dock Estate North Road Tank Farm
Complex

Eastham

9.29

45

20

234

Former Spectrum
Adhesives, Croft
Industrial Estate

Bromborough

1.66

59

19

144

Rear of Lobol Social
Club, Pool Lane

Bromborough

0.26

55

19

110

West Float Industrial
Estate, Hickmans Road

Seacombe

0.34

53

19
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Site
Ref

Size, ha

Total Score,
max 100

Market-led
Sub-total,
max 50

Name

Ward

7

South of Commercial
Road - West of
Riverview Road

Bromborough

1.74

49

19

17

Riverview Road - East
of Tulip

Bromborough

2.93

48

19

129

Birkenhead Dock
Estate - Tower Road,
Hydraulic Tower

Seacombe

0.83

43

19

230

West of 196, Saughall
Massie Road

Moreton West
and Saughall
Massie

0.04

60

18

226

West Wallasey Van
Hire, Wallasey Village

Wallasey

0.14

54

18

96

Birkenhead Dock
Estate - Cavendish
Quay

Bidston and St
James

2.00

46

18

45

British Gas Depot, Hind
Street

Birkenhead
and Tranmere

2.70

42

18

214

Riverbank Road

Bromborough

0.25

41

18

15

Former Railway Depot,
Mollington Street

Birkenhead
and Tranmere

3.44

40

18

6

Eastham Dock Estate Queen Elizabeth II
Dock, Bankfields

Eastham

6.55

35

18

27

Gallagher's Hill,
Corporation Road

Bidston and St
James

0.40

59

17

125

Tarran Industrial Estate
- Tarran Way North

Moreton West
and Saughall
Massie

0.24

53

17

99

Former Lovelady
House, Wheatland
Lane

Seacombe

0.58

47

17

107

Slack Wood, Riverview
Road,

Bromborough

1.08

46

17

60

Kern's Warehouse,
Cleveland Street

Bidston and St
James

0.98

45

17

233

Thermal Ceramics,
Tebay Road

Bromborough

2.40

43

17

80

Former Unilever
Research Laboratory,
New Chester Road,
Whitebridge

Bromborough

1.18

43

17

148

Conway Park - Europa
Boulevard, Cinema
Frontage

Birkenhead
and Tranmere

0.29

39

17

221

Bidston Business Park,
Wallasey Bridge Road

Bidston and St
James

0.44

50

16
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Site
Ref

Market-led
Sub-total,
max 50

Ward

98

Rear of Riverside
House, Kings Wharf

Seacombe

0.87

39

15

97

Former Royal Swan
Hotel, Dock Road

Seacombe

0.23

37

15

145

52-66 Grange Road
East

Birkenhead
and Tranmere

0.12

62

14

231

Ten Streets - Phase 2,
Hilbre Street

Bidston and St
James

0.11

60

14

219

Former Parry &
Sherlock, 304
Cleveland Street

Bidston and St
James

0.57

58

14

Eastham Dock Estate Eastham Refinery,
Bankfields

Eastham

5.87

39

14

123

Wheatland Lane

Seacombe

0.43

36

14

82

Lever Faberge Bromborough Road

Bromborough

15.53

34

14

50

Former Tank Farm,
Commercial Road

Bromborough

0.97

32

14

220

Former Parry &
Sherlock, 96-100 Price
Street

Birkenhead
and Tranmere

0.41

57

13

217

Ten Streets - Phase 1,
Livingstone Street

Bidston and St
James

0.97

48

13

238

Former CML Limited,
Price Street

Bidston and St
James

0.81

43

12

138

Fomer Park Hampers,
Dock Road North

Bromborough

1.46

34

12

218

Ten Streets - Phase 3,
Vittoria Street

Bidston and St
James

0.24

59

11

146

Carr Lane Industrial
Estate - 21 Carsthorne
Road

Hoylake and
Meols

0.05

52

11

136

Carr Lane Industrial
Estate - Carsthorne
Road, South of
Gunform Concrete

Hoylake and
Meols

0.03

52

11

232

Ten Streets - Phase 4,
Lynas Street

Bidston and St
James

0.52

48

11

116

Former Builders Yard,
Magazine Lane

Bromborough

1.01

43

11

108

Rose Brae Phase 2,
Church Street

Birkenhead
and Tranmere

1.96

37

11

115

Smit Land & Marine,
Dock Road North

Bromborough

3.38

34

11

9

Size, ha

Total Score,
max 100

Name
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Site
Ref

Size, ha

Total Score,
max 100

Market-led
Sub-total,
max 50

Name

Ward

222

Carr Lane Industrial
Estate - The Ironworks,
37 Carsthorne Road

Hoylake and
Meols

0.04

51

10

147

Carr Lane Industrial
Estate - 20 Carsthorne
Road

Hoylake and
Meols

0.03

51

10

237

Former CML Limited,
Cleveland Street (333359)

Bidston and St
James

0.23

39

10

84

Former Town Station,
Borough Road East

Birkenhead
and Tranmere

1.26

34

10

216

Former Animal Feed
Depot, Riverbank Road

Bromborough

0.52

33

10

102

Former Carmet Marine,
Magazine Lane

Bromborough

1.02

44

9

227

4 Bridge Road, West
Kirby

Hoylake and
Meols

0.07

43

7

100

East of Lubrizol, Dock
Road South

Bromborough

9.61

22

7

101

Quest International,
Dock Road South

Bromborough

0.59

24

5

Source: BE Group 2008

7.20

Overall sites are of average quality, with three quarters being in the 40-60 total score
range. There are very few good sites, with none scoring higher than 67. Locations in
Prenton and Bidston dominate the higher scores, though there are sites in
Bromborough, Seacombe, Birkenhead, Leasowe and Morton West achieving 60 or
more.

7.21

Market led scores are generally poor. Only 16 percent achieve scores of 25 or more
(out of 50), with only three sites (Clatterbridge , Bidston, Prenton) above the 30 mark.

7.22

It should be noted that some sites that are close to each other can score quite
differently, due to differing levels of prominence, planning status and constraints.
There are examples of this in Bidston and Bromborough – Wards that have sites at
both ends of the scoring spectrum.

7.23

The scoring reflected from the Wirral sites portfolio has been compared against BE
Group’s recent assessments for four other Liverpool City Region local authorities
(Halton, Knowsley, Sefton and West Lancashire). This shows:
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•

44 percent of Wirral sites’ total scores are 50 or more. This is comparable to
Halton and West Lancashire, but substantially below the 60 percent plus
levels for Knowsley and Sefton

•

The market-led scores for Wirral (16 percent achieving 25 or more) is
comparable only with Sefton. The other three authorities have levels between
20 and 27 percent.

Employment Areas
7.24

Wirral’s main existing employment areas have also been assessed to provide
guidance on their likely continued attractiveness, suitability and viability. An area-byarea commentary is provided and each area has been categorised into a hierarchy of
provision to reflect their overall importance to the study area and their ranking against
one another.
Alexandra Road, New Brighton

7.25

This area comprises a small isolated industrial complex adjacent to New Brighton
railway station. The buildings comprise a mix of office (two-storey red brick 1950/60s)
and industrial (single-storey red brick and corrugated steel portal), adjacent to a large
storage/turning yard.

7.26

The site is occupied by Hurstwood International and sits adjacent to residential and
supported housing. The entire site appears to be in use. This area should be retained
for local employment unless it can be shown that the site is no longer marketable for
industrial or office use.
Cross Lane Industrial Estate

7.27

Cross Lane is Wallasey’s only dedicated industrial estate. The estate is now largely
complete. Only a small number infill plots remain mostly held for the expansion land
of adjoining businesses. The only remaining significant area of land, to the south of
the former Speilmann’s building, is under offer (Site 25 refers).

7.28

With good access and reasonably modern units this secondary industrial estate has
a continuing economic role to play. It provides good local employment opportunities
and a home for small B1 and B8 businesses. It is one of the few employment sites
available in the Wallasey area and should be retained.
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Twelve Quays SRS
7.29

Twelve Quays is the name for the designated area lying between the Mersey coast
and the main Birkenhead Dock Estate to the west of Tower Road, between
Birkenhead Road and Seacombe Ferry Terminal and Canning Street/Shore Road,
Birkenhead. Identified as a major area for regeneration from the mid-1980s, the area
is now dominated by the recently developed RO-RO Ferry Terminal and associated
lorry park.

7.30

The few remaining undeveloped sites are now held by Peel as potential expansion
land for the RO-RO Terminal (Sites 30 and 31) and by Homes & Communities
Agency who are retaining the site to the north of Egerton Dock, despite interest in
developing it as a extension to Egerton House (Site 32 refers).

A proposal to

regenerate the triangle of land between Birkenhead Road, Alfred Dock and the coast
was abandoned when the masterplan being prepared by NWDA was not progressed.
However, it could be pursued again as part of the wider regeneration of the area.
7.31

An area of mixed quality and uses, it is potentially a prime area in Wirral given its
waterfront location, views over to Liverpool and dock access. It is fundamentally
important in providing expansion land to the RO-RO Terminal – given the forecast
growth in port volumes nationally.

The poorer quality buildings in the north at

Birkenhead Road may need to be improved to provide more appropriate
accommodation. The business premises to the south at Morpeth Wharf are very
good quality and important in a Wirral context – offering modern, efficient space to B1
SMEs.
Birkenhead Dock Estate
7.32

Dockside areas to the west of Tower Road have in recent years been characterised
by large areas of vacant quayside and temporary storage of off-loaded cargoes.
Existing cargo berths in the East Float and around Vittoria Dock now form the core of
the Wirral Waters proposals. The port operator, Peel Holdings, is currently proposing
to rationalise port activities at Twelve Quays RoRo and onto underused quayside
land within the West Float to the west of Duke Street. The remaining quayside areas
in the East Float between Tower Road and Duke Street will be re-used for a high
density, mixed-use, commercial-led development, which will include substantial
elements of housing and offices, alongside retail, civic, educational, cultural and
leisure uses (Sites 86, 87, 129, 131 and 137 refer). The conversion of the listed,
Grade 2 Grain Warehouses to apartments is already complete. The area of unused
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former dock at Bidston Dock, to the west of Wallasey Bridge Road, is being proposed
for a large retail, leisure and housing development (Site 79 refers).
7.33

As these areas have not previously been available to general industrial users (not
directly related to port-related operations), the opening up of the dock estate to
alternative uses is a significant opportunity to expand the Borough’s commercial
offer. A high density development would maximise the opportunity to provide jobs
and investment at the heart of the urban area in line with the Council’s Investment
Strategy.

7.34

This area has a number of unique attributes, an extensive inland manmade
waterfront that is well accessed from a motorway link, closely related to housing (and
therefore a local workforce) and adjacent to an operational port. Existing premises
comprise a mix of specialist marine-related properties, together with general
business premises of various quality grades. Older, especially larger premises are
coming to the end of their economic life.

7.35

This area should continue to have a role to play in accommodating B1/B2/B8 SMEs

and marine-related businesses, alongside retail, residential and leisure uses to be
provided as part of the Mersey Heartlands Growth Point. A major office component
would provide a type of site not available elsewhere in Wirral, which could include
major employers.
Dock Road Corridor, Wallasey
7.36

The Dock Road Corridor extends along the northern bank of the Birkenhead Dock
Estate from Wallasey Bridge Road in Poulton to Birkenhead Road in Seacombe and
provides a significant source of employment. Recent developments, including Kelvin
Park, Ocean Park Warehousing and Maritime Business Park, have largely been
focussed towards the eastern end of the area, towards the designated area of the
Twelve Quays Strategic Regional Site. Some of the available vacant land is severely
constrained by the legacy of previous industrial activities (Sites 73 and 133 refer).
Otherwise, the area is characterised by a lower density of development to that to the
south of the Dock Estate and available development sites have generally been larger
in scale.

7.37

By far the largest emerging development opportunity, outside the adjacent Dock
Estate, is the site of the former Stone Manganese Marine propeller works, which is
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currently undergoing clearance (Site 229 refers).
7.38

This area largely has the same attributes as Birkenhead Dock Estate. Whilst portrelated areas and buildings will be retained to the west of Duke Street, the area to the
east of Duke Street presents an opportunity for change as older premises come to
the end of their economic life. This area should continue to have a role to play in
accommodating B1/B2/B8 SMEs and marine-related businesses alongside the larger
scale mixed use development to be provided as part of the Growth Point.
Cleveland Street Corridor, Birkenhead

7.39

The Cleveland Street Corridor extends along the southern bank of the Birkenhead
Dock Estate to the south of Corporation Road between Patten Street and Sandford
Street and includes the complex of older industrial buildings at Lincoln
Street/Beaufort Road.

7.40

The area is largely characterised by densely developed older low-grade engineering
premises that provide a significant source of local employment.

Recent

developments have been few and have largely focussed on smaller infill
redevelopment sites and the conversion of existing older premises such as the
recently completed workshops at Waterloo Court and the office units provided at the
Foundry Business Centre.
7.41

While there is evidence to suggest that this area has also begun to be affected by the
speculation associated with Wirral Waters, this has not yet been to the same extent
as land to the north of Dock Road in Seacombe.

7.42

There is an opportunity to extend this area to the west into an area of now cleared
public housing to the south of Beaufort Road (Site 66 refers). A number of areas of
cleared housing at the heart of the area have recently been successfully marketed for
new employment development (Sites 217, 218, 231 and 232 refer).

7.43

This area has a wide mix of employment premises, some of modern and reasonable
quality, others coming towards the end of their economic life, and is likely to continue
to be a suitable location for SMEs undertaking B1 light industrial and B8 operations.
The provision of modern premises and environmental improvements should be
encouraged.
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Valley Road Industrial Estate, Bidston
7.44

This area is largely complete following a significant expansion in the mid-1990s
alongside the construction of the new access road from Hoylake Road. Adjoining
land, currently designated for recreation, provides the only potential to extend (Site
64 refers).

7.45

This is a high quality and secure industrial estate. Units are generally of corrugated
steel portal frame with large yard space and plentiful car parking. It is a spacious site
with residential on one side, and green space on the other. It comprises 25-30 units,
a number of which are available to let. The estate is dominated by a number of
occupiers with two or more units. This area should be retained as a source of local
employment.
Stanley Road, Bidston

7.46

The majority of this area, of older low-grade warehouses, has now been redeveloped for housing as part of the New Heartlands HMR proposals. The retail
store to the north is now also being marketed for sale. It is, therefore, recommended
that this area is re-designated as a Primarily Residential Area to assist wider housing
market renewal.
Craven Street, Birkenhead

7.47

This small area of older low-grade premises to the north west of Birkenhead Town
Centre is unlikely to provide a suitable location for continued industrial activity.
Planning permission has already been granted for residential development on part of
this area. It is, therefore, recommended that this area is re-designated as a Primarily
Residential Area.
Birkenhead Town Centre

7.48

The commercial office quarter of Birkenhead Town Centre has traditionally been
located around Hamilton Square and its associated Conservation Area. The most
recent office-based developments have, however, been located at Woodside
(Birchen House, Great Western House and Rose Brae Court, during the early 1990s)
and the Employment Development Site at Europa Boulevard (Merseyside Probation
Service, Wirral Metropolitan College, Europa House and Europa Chambers, during
the early 2000s). The last remaining sites at Europa Boulevard are now subject to a
development agreement to provide a hotel, offices and a mixed leisure and retail
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scheme (Sites 29 and 148 refer). A smaller site at Grange Road East is now also
under construction (Site 145 refers).
7.49

A master plan is being developed for a mixed-use waterfront development at
Woodside between Woodside Business Park and Priory Wharf that would require
land assembly and the relocation of existing uses and infrastructure to bring to
fruition. The only currently vacant land in this area is the site of the former backfilled
graving docks that was originally intended to form the second phase of the adjacent
Priory Wharf housing development at Church Road (Site 108 refers). The whole of
this area could provide an opportunity for an office based waterfront development.

7.50

The future of Birkenhead Town Centre as a viable office location is considered
elsewhere within this report. As the main commercial centre in Wirral, Birkenhead
Town Centre should still have a role in delivering sustainable office-based
employment opportunities. Its road, rail and public transport connections (to other
areas of Wirral, Chester and Liverpool) support the sustainability agenda. There
remains a challenge, as with many historic town centres, of fragmented ownership,
competing demands and the difficulty of regenerating buildings that are no longer
appropriate for modern office business needs and are difficult to make DDA
compliant. The majority of potential sites are small. A concerted strategy will be
needed if high quality smaller scale office developments are to be provided alongside
the larger scale opportunities available at Wirral Waters and Woodside.

Priory Industrial Estate, Tranmere
7.51

Priory Industrial Estate lies to the east of Birkenhead Town Centre on the opposite
side of the A41 to the north of the Cammell Lairds Shipyard and extends from Water
Street in the north to the port-related training facilities at Monks Ferry in the south.
Largely developed to provide for small and medium sized owner-occupiers during the
1970s, the area provides both moderate light industrial and some office
accommodation. Only small infill sites are likely to become available.

Recent

investments have included two small office buildings at Trinity Chambers and the
earlier office developments at Portside, Abbots Quay and Priory Mews, during the
1990s. A number of units are currently to let.
7.52

This is an established employment area which has already seen some regeneration.
It is readily accessible to the highway network and Birkenhead Town Centre. It
adjoins Cammell Lairds. As such, it has a strong role in providing edge-of-town
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centre B1 offices and industrial space and should be retained as a highly accessible
source of local employment.
Hind Street, Tranmere
7.53

The Hind Street Regeneration Area, to the south of Birkenhead Town Centre
between Argyle Street South and the A41, has been considered as an option for the
extension to Birkenhead Town Centre. Part of this area, to the north of the Argyle
Industrial Estate at Appin Road, has now been recommended for the approval of a
large mixed-use redevelopment scheme to provide a new access to Birkenhead
Town Centre from the A41 (Sites 15 and 45 refer). The owner of the vacant site at
Borough Road East, adjacent to the tunnel marshalling apron, is also seeking to
promote town centre uses (Site 84 refers).

7.54

This area, with a mix of poor quality, low grade, potentially bad neighbour industrial
uses is poorly located despite its proximity to Birkenhead Town Centre and vehicular
access is limited. A legacy of the growth of the adjacent docks area, it is now past its
useful economic contribution.

Viable businesses should be relocated to a more

appropriate accessible industrial area and Hind Street should become the focus for
new development designed to support the improvement of Birkenhead Town Centre.
Cammell Lairds, Tranmere
7.55

Previously promoted for a large mixed use redevelopment scheme, this large
waterfront Employment Development Site to the east of Campbeltown Road and to
the north of the Tranmere Oil Terminal, is now owned by Peel Holdings who are
retaining the site for employment uses, including potentially for port-related uses.
This area may also need to be reserved to satisfy the regional aspiration for
additional deep-water berths identified by the NWDA.

7.56

This area represents a potentially important economic resource for both Wirral and
the wider sub region but as it stands has a limited role for local SMEs, with large
areas of open space and specialist buildings. The future of the site will be closely
related to the continued viability and demand for larger scale marine-related
businesses.
A41 Corridor, Tranmere

7.57

This narrow area, located between Campbeltown Road and the Birkenhead to
Chester railway line, previously developed for the secondary industrial activities
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associated with the adjoining Cammell Lairds Shipyard, lies alongside the heavily
trafficked main route into Birkenhead. The area now contains Expressway Business
Park, Lairdside Business Park, Maritime Business Park, the Marine Technology Park
and the recently completed Commerce Park.
7.58

Much of the road frontage is occupied by retail/trade counters including Tile Giant,
Carphone Warehouse, Tops Tiles and Carpet Right. It also accommodates the John
Moores Environmental Research Centre (CERC).

7.59

This area continues to fulfil a strong function for trade counter facilities, capitalising
on its prime frontages to the A41 and proximity to Birkenhead Town Centre. It has
also seen regeneration to deliver highly accessible modern business space,
particularly for maritime-related activity and should be retained for this mix of uses.
Russell Road Industrial Estate, Rock Ferry

7.60

The small industrial area to the south of St Paul’s Road adjacent to the Tranmere Oil
Terminal has seen little development over recent years and is largely characterised
by low grade uses in older industrial premises. It comprises a mix of light industrial
units, from budget to moderate quality, ranging from single storey workshops (poor
quality) and corrugated steel portal warehouses. Occupiers include Direct Tyres,
Roofing Supplies, Advanced Auto Electrics, Self Storage Solutions and Enterprise
Rent-A-Car. Parking and access are limited.

7.61

This is, however, a very accessible area, with frontage to both the A41 (Rock Ferry
By-pass) and the B5136 (serving Rock Ferry), close to housing and other well
established industrial activity. The area should be retained as an important source of
accessible local employment.
Holborn Square

7.62

Holborn Square is a small freestanding development of workshop units within the
New Heartlands HMR area, near to Green Lane railway station. It consists of ten
terraced, poor quality workshops/industrial warehouses. Occupiers include Priory
Quality Meats, Forizo Professional Lawn Care and a limousine company. It is
bounded by housing and the former quarry face and has no room for expansion.
Parking and access are poor but the units are fully occupied.
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Morecroft Road, Rock Ferry
7.63

This small low-grade commercial area lies at the junction of Rock Lane and New
Chester Road. Housing development has already been completed to the north of the
bus depot (now Church Mews) and planning permission has now been granted for
residential development at Morecroft Road. It is, therefore, recommended that this
area is re-designated as a Primarily Residential Area.
Railway Road Industrial Estate, Rock Ferry

7.64

This small industrial area alongside the Liverpool to Chester railway between Bedford
Road and Queens Road now has planning permission for re-development for
housing as part of the wider New Heartland HMR proposals.

It is, therefore,

recommended that this area is re-designated as a Primarily Residential Area.
Wirral International Business Park, Bromborough
7.65

The WIBP, which is designated by the NWDA as a Strategic Regional Site, includes
the whole of the Primarily Industrial Area between the Dibbin Valley in the north and
the Leverhulme Sports Ground and Eastham Country Park in the south. It excludes
the South Wirral Retail and Leisure Park and the residential areas at Port Causeway.
The WIPB forms an important part of the employment corridor along the A41 in the
east of the Borough between Birkenhead and Eastham.

7.66

The Business Park has been subject to an extensive programme of land reclamation
and infrastructure provision since the late 1980s and has provided the majority of the
Borough’s new employment development, especially for larger projects.

A

substantial area of available land still exists on a number of larger sites, some of
which are still controlled by public agencies such as NWDA, the Council and Homes
& Communities Agency (Sites 7, 17, 74 and 75 refer). Proposals to address the
current shortage of electricity supply are still to be confirmed.
7.67

This is Wirral’s premier business park with good access to the A41 and M53
Motorway. It has a good range of modern industrial and warehouse buildings. It is
fit-for-purpose and will have an clear economic role now and over the next 20 years.
There is continuing development for a mix of industrial, warehousing and office
schemes. Existing, ageing schemes have been refurbished and improved as needed
by their occupiers and owners. It will therefore continue to provide good quality
accommodation for a full range of SMEs and larger employers.
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7.68

Much of the industrial area outside the designated area of the WIBP, to the north of
the Dibbin between New Chester Road and the landfill site along the Bromborough
coast, can only be accessed through the residential areas at Bolton Road East. The
Council has already decided to grant planning permission for housing at Dock Road
North (Site 138 refers), which may lead to further proposals being submitted for other
sites within this area. This is a relatively underused and underdeveloped area.
Although the frontage area is prominent, access is poor and the few buildings are of
relatively low quality. Regeneration for alternative uses would not have serious
consequences to Wirral’s economy or property market.
Port Sunlight

7.69

The Lever Faberge manufacturing complex and the adjoining Unilever Research
Laboratories lie in close proximity to the Wirral International Business Park, on the
other side of the A41, on either side of the Liverpool to Chester railway line. While
large areas of the manufacturing complex, including former railway marshalling
yards, have now been cleared (Site 78 and Site 82 refer), the area remains one of
the Borough’s most significant employment areas.

7.70

Although a development brief for the manufacturing complex was prepared and
made subject to public consultation, the content was not confirmed, pending the
outcome of the (now abandoned) replacement of the Unitary Development Plan.
Housing development has since commenced outside the main factory, in the area to
the south of the Dibbinsdale Brook. The developer has now requested that the other
remaining vacant areas are considered for residential development. It is, however,
recommended that this area of Port Sunlight is retained as an employment area to
ensure there is no detriment to the long term retention of employment activity on the
main site.
Eastham Dock Estate

7.71

The Eastham Dock Estate is characterised by the port-related bulk processing and
storage facilities associated with the entrance to the Manchester Ship Canal.
Although the complex has contained a number of large greenfield sites (Sites 6 and 9
refer) the area has effectively been reserved for port-related activities and has not
been available to general industrial users. An area of cleared tank farm is also
available, adjacent to the Vauxhalls supplier park off Junction 6 of the M53 Motorway
(Site 13 refers). The further expansion of the operational port area is constrained by
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the Green Belt boundary. Peel Holdings is currently seeking to reserve these areas
for the re-location of port activities from Ellesmere Port waterfront.
7.72

These sites are unlikely to attract general industrial occupiers. Peel Holdings’ plans
to relocate port functions from Ellesmere Port re-affirm that the sites will be used/held
for specialist demand. As port-related activity, these sites are considered as falling
under RSS Policy RT8, and should be excluded from the general employment land
supply portfolio.
Clatterbridge Hospital

7.73

A cleared area of former ward accommodation at Junction 5 of the M53 Motorway
has been identified by NWDA as a potential site for life sciences. The landowner
has, however, attempted to promote the site for housing development. Some of the
developable area has already been used for hospice development but a large area
still remains undeveloped (Site 54 remains).

The site is designated as a Major

Developed Site in the Green Belt in the UDP.
7.74

Highly accessible, just off junction 4 of the M53, the site is being considered for a
medi-park. There is no current employment development, so it lacks critical mass
and prominence. If a medi-park is not viable there may be scope for a small campus
style office park.
North Cheshire Trading Estate, Prenton

7.75

The remaining open land at the Trading Estate, which is located adjacent to Junction
4 of the M53 Motorway at the outskirts of Birkenhead, has been progressively
developed since the late 1980s to provide for small and medium sized owner
occupiers.

The largest recent investments have been at Durley Park (industrial

units); Prenton Business Park (office units); and Total Fitness (fitness club). Only
small, largely greenfield, infill sites remain (Sites 56, 57, 72, 94 and 105 refer).
7.76

This is probably the most accessible and prominent modern industrial estate in
Wirral. As such its economic future is secure for the next 20 years. It should be
retained to continue to accommodate a range of SMEs across all business sectors.
Arrowe Brook Road, Upton

7.77

This area comprises a series of large branch plants developed during the 1960s at
the edge of the urban area to the north of Arrowe Country Park.
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occupiers have all since left and each of the three main complexes have recently
been re-modelled and sub-divided to provide for a collection of smaller industrial and
commercial users (Wirral Business Park - former Simon VK; Arrowe Commerce Park
– former Micropore Insulation; and Champions Business Park – former Federal
Mogul Ignition). The area has, therefore, continued to provide an important source of
local employment within mid-Wirral, adjacent to the former public housing estates at
Woodchurch and Upton. While there may be some additional scope for backland infill
development, the only currently available site has limited accessibility (Site 47
refers).
7.78

This area provides employment premises in the centre of the Borough, reasonably
well located, accessible to the M53 Motorway, close to large areas of housing
adjacent to existing retail and service facilities in an area where employment land is
in short supply. There is potential to redevelop the area to provide higher quality
business premises. If necessary the Council could allow an element of B1 office use,
to further support local employment.
Moreton

7.79

The Primarily Industrial Area at Moreton provides a significant area of local
employment adjacent to the former public housing estates at Leasowe and Moreton.

7.80

The area includes Tarran Industrial Estate to the west of Pasture Road, progressively
developed up until the early 1990s for small and medium sized owner occupiers; the
former Cadbury Schweppes food manufacturing complex between Pasture Road and
Reeds Lane, which has now been sub-divided into Burtons Foods (now controlled by
Duke Street Capital), RHM (now controlled by Premier Brands) and Typhoo Teas
(now controlled by Appejay Teas of India); and the former Squibbs pharmaceuticals
complex to the east of Reeds Lane.

7.81

Tarran IE is now essentially complete. Only one small greenfield plot is still available
(Site 125 refers) and a limited number of small infill plots may be still be expected to
come forward over time.

7.82

Pharmaceutical manufacturing ceased some years ago at the Squibbs complex. The
former production buildings are currently being remodelled into smaller units (Site
223 refers) alongside the remaining operations. New office units are being proposed
on the adjacent expansion land (Site 70 refers).
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7.83

The former playing fields, previously held as expansion land at either end of the
former Cadbury complex, remain undeveloped. The land to north of the River Birkett
at Ditton Lane, previously part of the same land holding, has recently been
developed for housing following allocation in the UDP. The open area to the east of
the complex has also been promoted for housing development but the proposal was
dismissed at appeal (Sites 8 and 24 refer). The open land to west of the complex is
being considered as part of a potential re-configuration following the recent
contraction of manufacturing operations at Burtons Foods and a larger development
site may now become available to the north of the access road (Site 65 currently
refers).

7.84

With reasonable access and reasonably modern units the secondary Tarran
Industrial Estate has a continuing economic role to play.

It provides good local

employment opportunities and a home for small B1 and B8 businesses in the
Moreton area. The same can be said of the redevelopment of the former Squibbs
pharmaceuticals once complete. In between, the large complexes containing Burtons
Foods, RHM and Typhoo Teas are currently home to major employers. Should these
businesses cease or relocate, the buildings are unlikely to find single occupiers
because of their specialist nature and size and would be better redeveloped for
SMEs.
Carr Lane Industrial Estate, Hoylake
7.85

Carr Lane IE is a small but densely packed low grade Primarily Industrial Area
located on the opposite side of the Liverpool to West Kirby railway line. The estate
has continued to produce a number of small infill plots over recent years through site
rationalisations and redevelopment (Sites 136, 146, 147, and 222 currently refer).
The surprisingly large number of properties in this location has already been referred
to in this report.

7.86

Although peripheral and isolated with limited access across the Liverpool to West
Kirby railway line, this well occupied mix of older and reasonably modern units has a
continuing economic role to play. It provides good local employment opportunities
and a home for small B1 and B8 businesses in the Hoylake area and should be
retained as one of the few opportunities for local employment in west Wirral.
Key Town Centres and Traditional Suburban Centres

7.87

The Borough’s Key Town Centres and Traditional Suburban Centres continue to
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provide important sources of local employment in addition to providing essential
services in accessible locations within local communities. While a more detailed
analysis of the additional scope for uses such as offices will be contained within the
separate report on town centres, retailing and leisure being prepared on behalf of the
Council by Roger Tym and Partners, BE Group recommends that the Council should
seek to maximise the contribution that these centres can make to local office based
employment, while ensuring that their principal function as local retail and service
centres is maintained.
Employment Area Hierarchy
7.88

Table 55, groups each of the individual employment areas into categories devised by
BE Group to better reflect their ranking one against the other. They are graded in the
context of the study area, not at a sub-regional level. With the exception of the
Borough’s Key Town Centres and Traditional Suburban Centres, the areas not listed
are recommended for deletion from the Borough’s designated employment land
supply. The number in brackets identifies each area in Figure 3.
Table 55 – Employment Area Hierarchy
Type

Typical Characteristics

Employment Areas/Sites

Flagships

Sites of scale, location and setting capable of
being broad business park developments
competing for investment in the regional/subregional marketplace. These are prime sites
for marketing to a cross-section of users –
including new inward investments into the
Borough. They can also meet the needs of
image-conscious, aspirational companies
already located in the area. They may be B1,
B2 or B8 in nature.

Wirral International Business
Park (1)
Wirral Waters (2)

Narrow Band
Areas

Key developments where the sites, their
locations and environment are promoted for
a narrow range of uses. It may be that only a
part of a larger site is allocated to this
activity. In other cases it may be prudent to
dedicate the whole site to this narrow band
use. Often they are high technology/key
growth sector related.

Twelve Quays (3)
Eastham Dock Estate (4)
Cammell Lairds (5)
Clatterbridge (6)
Birkenhead Dock Estate West
Float (7)
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Type

Typical Characteristics

Employment Areas/Sites

Key
Employment
Areas

Sites with an influence over the whole of the
study area, geared to serving the needs of
indigenous industry. They are likely to be of
a size to create presence and able to
accommodate a range of uses, but more
suited to B2 and B8 activity.

Dock Road Corridor,
Wallasey (8)
Cleveland Street Corridor,
Birkenhead (9)
Birkenhead Town Centre (10)
A41 Corridor, Tranmere (11)
North Cheshire Trading
Estate (12)
Port Sunlight (13)
Moreton (14)
Arrowe Brook Road, Upton
(15)

Key Local
Areas

Sites that offer employment opportunities
within specific local areas. In most instances
their role will be to meet the expansion needs
of indigenous companies or to accommodate
local start-ups. They tend to focus on use
classes B1c, B2 and B8.

Priory IE (16)
Hind Street (17)
Russell Road IE (18)
Valley Road IE (19)
Tarran IE (20)
Carr Lane IE (21)
Cross Lane IE (22)

Source: BE Group 2008
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Figure 3 – Employment Area Hierarchy
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Summary
7.89

This section has established the overall picture of current employment land provision
in Wirral. Wirral needs a balanced portfolio of land to accommodate a sustainable,
growing economy that can respond to dynamic market conditions, changing business
needs and working practices, including higher technology operations.

7.90

There is 233.41 ha of potential employment land (across 93 sites). Over 200 ha (90
percent) of the total supply is in east Wirral. A substantial portion is in Bromborough.

7.91

203.29 ha is constrained for at least the medium term by a lack of servicing. Only
4.28 ha is immediately available for development across 14 sites.

This is the

equivalent of less than six months supply, based on past take-up rates and
comprises small fragmented sites only. Current commitments would reduce this to
only 1.44 ha – just over half of 1 percent of the land supply. All of this land is
considered appropriate for industrial rather than office uses.
7.92

While the identified land supply is generally suitable for a wide variety of uses, there
is currently little land appropriate for high specification office accommodation. Only
eight sites totalling 17.12 ha are considered capable of delivering high specification
office space. One of these sites is already under construction (Site 145) and four
further sites have proposals for other uses (Sites 29, 54, 108 and 148). Only 5.67 ha
remain available as uncommitted land for high quality offices. The limited
opportunities in Birkenhead Town Centre would argue in favour of proposals to
accommodate large scale office development at Wirral Waters and at Woodside.

7.93

Almost half the total potential supply (116.10 ha) may not come forward for new
employment development. If this land is lost, the total supply could fall to 117.31 ha,
enough for only twelve years at current rates of development.

7.94

The existing sites portfolio has been graded. A standard scoring system, mainly of
objective measures, has been used. This serves to illustrate how attractive a site is
likely to be to developers and occupiers.

7.95

Only nine sites scored 60 or above (100 maximum score). Development has already
begun on three of them, including the only site that exceeds 1 ha. Seven of the sites
are less than 0.5 ha. Most are in north Wirral, close to the M53 Motorway, with one
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at Bromborough (which has now been taken up). They represent just less than three
percent of the total land supply.
7.96

A third of the sites achieved a score between 50 and 59, representing 29 percent of
the total land area. A further 36 sites 109.40 ha (almost 50 percent of the total land
supply) rated a score between 40 and 49. Two sites at Bromborough coast scored
less than 25.

7.97

The scoring shows that although Wirral is relatively well connected in terms of
accessibility, there are few good quality sites. Whilst sites in west Wirral tend to have
a slightly better environment, they are less accessible. They also have a smaller
workforce catchment.

7.98

The existing pattern of land supply could potentially deliver all four categories of BE
Group’s employment area hierarchy assessment. In Wirral International Business
Park, the Borough has a flagship site. Wirral Waters is potentially another.

7.99

Narrow Band sites exist at Twelve Quays, Birkenhead Docks, Eastham Docks and
Cammell Lairds. All relate to maritime/port activities. Clatterbridge may have the
potential to be a medi-park.

7.100 There are also a number of Key Employment Areas with influence over the whole of
Wirral such as the Birkenhead Town Centre, the Birkenhead Docks hinterland, the
A41 Corridor, North Cheshire Trading Estate, Port Sunlight, Upton and Moreton.
There are also Key Local Areas, including the smaller estates at Priory IE, Hind
Street, Russell Road, Valley Road, Carr Lane and Cross Lane, which should be
retained as important sources of local employment.
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8.0

LAND NEED FORECASTING
Introduction

8.1

This section explains the models applied to the assessment of employment land
need in the future. The three models normally used are:

8.2

•

Projection of historic land take-up

•

Labour supply projection

•

Forecast based on employment sector change.

The models take into account standard assumptions about employment densities
and the built floorspace associated with developable land areas used by the South
East Regional Planning Conference which is the only region to have carried out this
type of research.

8.3

Population and workforce projections were supplied by TMP. These are ‘policy-off’
and do not take account of the aspirational targets set in the Regional Spatial
Strategy or Wirral’s Investment Strategy. They do not take account of the potential
impact of the Wirral Waters proposals or the now approved Mersey Heartlands
Growth Point.

8.4

Further comment on the RSS methodology and guidance is provided following the
description of the three forecast models used to consider Wirral’s future employment
land needs.
Model 1: Historic Land Take-up Forecast

8.5

The Council has provided employment land take-up figures for the period 1986/7 to
2007/08, shown in Table 56.

217.75 ha in this period were developed for

employment uses and this equates to a long-term average take-up of 9.90 ha/year.
Table 56 – Employment Land Take-up (B1, B2, B8 Uses)
Year

Small Sites, ha
(0-0.2 ha)

Large Sites, ha
(0.21 ha+)

All Land,
Ha

Greenfield,
Ha

1986/87

0.16

6.10

6.26

1.04

1987/88

0.11

3.26

3.37

0

1988/89

0.22

2.50

2.72

1.30

1989/90

0.20

10.90

11.10

7.05

1990/91

0.53

8.55

9.08

0.40

1991/92

0.82

13.23

14.05

2.68
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Year

Small Sites, ha
(0-0.2 ha)

Large Sites, ha
(0.21 ha+)

All Land,
Ha

Greenfield,
Ha

1992/93

0.58

11.56

12.14

3.14

1993/94

0.36

6.43

6.79

0.70

1994/95

0.43

11.32

11.75

8.31

1995/96

0.73

29.05

29.78

5.24

1996/97

0.46

6.57

7.03

1.47

1997/98

0.54

4.69

5.23

1.01

1998/99

1.16

10.82

11.98

1.31

1999/2000

1.94

8.06

10.00

0.48

2000/01

1.61

8.01

9.62

3.47

2001/02

0.28

10.17

10.45

2.53

2002/03

0.52

19.52

20.04

0.70

2003/04

0.41

3.59

4.00

2.72

2004/05

0.33

8.99

9.32

2.71

2005/06

0.10

6.32

6.42

0

2006/07

0.52

11.34

11.86

4.19

2007/08

0.31

4.45

4.76

1.28

12.32

205.43

217.75

51.73

0.56

9.34

9.90

2.35

Total
Annual Average
Source: Wirral Council 2007

8.6

The analysis also looks at the differences in take-up between small sites, those of
less than 0.20 ha, and the rest. Excluding small sites, the average annual take-up
falls to 9.34 ha/year.

Small sites can be used as a proxy for minor infill

developments, premises expansions or redevelopments, which may not necessarily
need the allocation of employment land to facilitate it.
8.7

Between 1986/87 and 2007/08, 51.73 ha of the total 217.75 ha developed was on
greenfield land, almost a quarter.

8.8

If these trends continue, the study area would need 198.00 ha to cater for an
expected annual take-up of 9.90 ha for employment use during the 20-year study
period (2010-2030).

This assumes that average annual take-up will not change

between 2007/08 and the start of the study period at 2010/11 and over the 20 years
of the study period to 2029/30.
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8.9

Section 7 of this report identified 233.41 ha of potential employment land in the study
area at April 2007. Continuing the historic annual take-up of 9.90 ha through to the
LDF 2010 start date indicates that supply would be expected to reduce to 203.71 ha.
This is some 6 ha more than the amount needed to 2030.

8.10

However this calculation makes no allowance for a continuing supply and range of
sites to provide choice, at the end of the LDF period. The inclusion of a five year
supply of 49.5 ha as a buffer to facilitate ongoing range and choice of sites would
lead to a shortfall of some 44 ha. This figure would not allow for any reduction in the
supply from land lost to alternative uses or from land which may be undevelopable
(Table 53 in Section 7 of this report refers).

Nor would this figure reflect the

increased rates of take up that would be necessary to meet the targets now set out in
the Council’s Investment Strategy (2007) or to accommodate any reduction in the
number of people who currently need to travel outside the Borough to find work or
who are workless.
8.11

Removing the sites identified in Table 53 would lead to a shortfall of 166 ha to 2030
including the 5 year buffer or a shortfall of 117 ha if no buffer is provided.
Model 2: Labour Supply Forecast

8.12

This model is based on 2004-based ONS population estimates for 2009-2029.
Analysis of these supply-led forecasts involves the following assumptions:
•

Labour supply is the sum of all people between 15 and 64

•

Economic activity rates remain constant

•

Employment density rates remain constant

•

Average build density rates remain constant, 3900 sqm/ha

•

The figures have been revised to 2010 and 2030 (the study period) by adding
the average annual working age population change between 2009 and 2029
to both the 2009 and 2029 figures, a loss of 800 people on each figure.

Table 57 – Population Forecasts
Working Age Population
Aspect
Number of People

2010

2030

194,200

178,800

Change,
2010-2030
-15,400

Change Economically
Active,
2010-2030
-11,581

Source: ONS 2004 base
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8.13

The number of economically active residents can be equated to a land need using
the following assumptions:
•

The proportion of people working in each industry sector remains constant

•

Industry sector use of space remains constant

•

Employment space uses are sourced from the South East Regional Planning
Conferences’ (SERPLAN) ‘The Use of Business Space’.

8.14

Table 58 shows the current distribution of employment between industry sectors,
together with the implications for floorspace need.
Table 58 – Sector Employment and Floorspace Assumptions
Sector

Agriculture

Proportion of
Employment,
percent

Proportion of
Workforce
Occupying B1, B2 or
B8 Floorspace,
percent

Average
Floorspace/Person,
sqm

0

5

21.0

0.4

5

21.0

14.6

100

41.1

8.2

26

21.0

17.6

48

67.4

7.4

48

67.4

Financial & Business
Services

12.5

100

21.0

Government & Other
Services

38.7

22

21.0

Electricity, Water & Gas,
Mining & Quarrying
Manufacturing
Construction
Distribution
Transport

Source: ONS and SERPLAN

8.15

The population projections indicate that Wirral’s resident population will contain fewer
people of working age over time. This implies that less floorspace and hence less
employment land is likely to be needed within the Borough by 2030. The figures from
Table 58 have been applied to the difference in the number of working age people by
2030 to generate a floorspace and equivalent land need estimate.

8.16

The equated floorspace and land need is shown in Table 59. This suggests that up
to 56.3 ha less land will be needed by 2030 to accommodate the reduced workforce
based on current population trends. The greatest effect would appear to be on the
space needed for the manufacturing sector.
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Table 59 – Industry Sector Change Breakdown
Change in
Number
Employed

Sector

Agriculture

Change in
Number in B1,
B2 and B8
Floorspace

Change in B1,
B2 and B8
Floorspace
Required, sqm

0

0

0

-46

-2

-48

-1691

-1691

-69,493

-950

-247

-5185

-2038

-978

-65,942

-857

-411

-27,725

Financial & Business Services

-1448

-1448

-30,400

Government & Other Services

-4482

-986

-20,706

Electricity, Water, Gas/Mining &
Quarrying
Manufacturing
Construction
Distribution
Transport

Total Floorspace, sqm
Total Land, ha

-219,500
-56.3

Source: Wirral Council/BE Group 2008

8.17

These land need figures are based on the existing amount of employment land in use
in the Borough. Where less land is needed, this model would suggest that all the
undeveloped employment land in the study area at 2010 is surplus to requirements,
in addition to the 56.3 ha identified in Table 59. Together, this would amount to a
reduction in the potential employment land supply of up to 260 ha by 2030. Providing
an allowance for structural change to occur, such as a 5 year supply of 49.5 ha,
would reduce the surplus to 210 ha.

8.18

In this scenario, the rate of reduction in land needed would decrease if Wirral’s
population of working age began to stabilise or grow or if economic activity rates
were increased, for example, to the targets contained within the Council’s Investment
Strategy (2007). The potential impact of the Mersey Heartlands Growth Point and the
increased housing requirement set out in RSS would also need to be considered.
Model 3: Sector Employment Forecast

8.19

This model uses the employment forecasts produced by Cambridge Econometrics
IER LEFM Model 2007, which were used to inform the TMP Merseyside Economic
Model. The forecast projects employment change through to 2020. Forecasts of this
nature should be treated with caution as they are often less robust at individual local
authority level.

The forecasts provided only cover the period 2005 to 2020.

Forecasts are not available for the period to 2030 required for this report. Even if
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they were, they would not be particularly robust this far into the future. To ensure
consistency, the forecasts have been extrapolated forward. This has been done by
taking the change between 2010 and 2020 and applying it to the period 2020 to
2030. Although not perfect, this appears to be the only available solution.

8.20

The forecast suggests that employment is set to grow by 10,000 jobs, close to the
Council’s Investment Strategy target to 2012.

The figures, otherwise, follow the

general trend of the UK in terms of the decline in manufacturing employment and the
growth in services.
8.21

This model, in terms of future employment land requirements, is likely to be affected
by:
•

The future mix of activities in terms of office, manufacturing and warehousing
employment within different sectors - as it is impossible to predict the impact
of evolving technical change over the study period, the Study has had to
assume that the current split is maintained to 2030

•

Employment densities – the average space each employee occupies – are
also assumed to remain unchanged through to 2030

•

The same assumptions as Model 2 regarding employment and average build
density rates.

8.22

Table 60 provides a breakdown of the projected sectoral changes.

Table 60 – Employment Change Forecasts
Workforce Employed in each Sector
Change 2010-2030
2010

2020

2030

Change in
Number
Employed

Change in
Number in B1,
B2 and B8
Floorspace

Change in B1,
B2 and B8
Floorspace
Required,
sqm

Sector
Agriculture

100

100

100

0

0

0

Electricity, Water,
Gas/Mining & Quarrying

300

300

300

0

0

0

12,500

11,100

9700

-2800

-2800

-115,080

7300

7500

7700

+400

+48

+1008

25,300

27,100

28,900

+3600

+1728

+116,467

4900

5000

5100

+200

+96

+6470

Financial & Business
Services

16,800

18,900

21,000

+4200

+4200

+88,200

Government & Other
Services

46,200

48,400

50,600

+4400

+968

+20,328

Manufacturing
Construction
Distribution
Transport
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Workforce Employed in each Sector
Change 2010-2030
2010

2020

2030

113,400

118,400

123,400

Change in
Number
Employed

Change in
Number in B1,
B2 and B8
Floorspace

+10000

+4240

Sector
Total Jobs
Total Floorspace, sqm
Total Land, ha

Change in B1,
B2 and B8
Floorspace
Required,
sqm

+117,393
+30.1

Source: ONS/TMP/BE Group 2008

8.23

Application of these assumptions suggests the following in terms of future
employment land provision:
•

from sectors predicted to grow, the need for a further 59.6 ha of employment
land

•

from the sectors where reduced employment is predicted, the need for 29.5
ha less land.

8.24

The net result suggests the study area will need an additional 30.1 ha of employment
land for the period to 2030, significantly less than is currently available, even with an
allowance of 49.5 ha for structural change to occur.

8.25

In reality, the future employment land provision situation will be reliant on the actual
pace of change in manufacturing and on the extent to which any local decline will
lead to the release of land that could then be regenerated for other employment
uses. It is, therefore, probable that the land requirement calculations set out in Table
60 represent the minimum likely land need scenario. Irrespective of changes to
employment densities, growth sectors may expand further by taking additional space
and declining sectors may not release land in line with the above assumptions. BE
Group experience, for example, shows that many companies with a declining
workforce will continue to operate from the same premises without necessarily
releasing any land back onto the market.

8.26

While it is probable that employment densities in office employment may rise - as a
result of trends towards remote working, hot-desking, increased use of ICT and the
expected increase in the number of smaller businesses - densities in manufacturing
and distribution may well continue to fall as a result of further automation. The actual
impact on future land requirements is, therefore, impossible to predict with any
reliable accuracy. The impact of schemes such as Wirral Waters, which aim to
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provide up to 27,000 new jobs over the 20 to 30 years, could also have a significant
impact on levels of future growth.
Model 4: Application of RSS Method
8.27

The RSS EIP Panel Report stated that the long term forecasting of employment land
need is fraught with uncertainties and accepted that projections can be no more than
approximations. RSS (2008), nevertheless, proposed to increase employment land
provision (for 2005-2021) by 494 ha to 1728 ha for Merseyside and Halton. This total
reflects an adjustment to present take-up rates by 18.5 percent, to simulate the effect
of increased economic activity on the basis of ‘recent successes’. This approach to
reflect ‘policy on’ represents a 40 percent increase in the level of land provision.

8.28

In applying this guidance to Wirral, this figure is subject to a number of caveats:
•

The figure is intended to apply to the sub-region as a whole, not just to Wirral

•

The figure does not cover the full LDF period for Wirral, to 2030

•

The forecast provision for the sub region represents a 16 year forward supply,
based on uplifted historic take-up rates by 18.5 percent plus a 20 percent
flexibility factor

•

The RSS states that 30 percent of the land supply at any one time should be
available within three years, defined as fully serviced and actively marketed or
likely to be fully serviced and actively marketed in the next three years (BE
Group’s assessment is that only 39.24 ha of Wirral’s current potential land
supply is likely to be available within three years (Table 52). This represents
only 17 percent of Wirral’s current potential stock of 233.41 ha).

8.29

Wirral’s historic take-up rate is 9.90 ha/year. Increasing this by 18.5 percent (1.83
ha) equates to 11.73 ha/year. This equates to 234.63 ha for the 20 year period,
2010-2030.

Uplifting this to allow for the 20 percent flexibility factor (46.93 ha)

means Wirral will need 281.56 ha according to the RSS methodology. As there
would be 203.71 ha in 2010, this suggests Wirral will need a further 77.85 ha by
2030.
Model 5: Historic Land Take-Up Adjusted to Reflect Investment Strategy
Objectives
8.30

Wirral’s Investment Strategy (2007) seeks to raise the Borough’s economic activity
and business stock towards the regional average. The scale of industrial and office
floorspace required to achieve this, translated into land requirements, suggests the
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need to provide and develop an additional 55 ha of land by 2016.

From 2016

onwards the rate of land take-up would need to be sufficient to continue to maintain
parity with regional performance. This would suggest a total requirement of 302.50
ha to 2030, calculated from the annual take-up rate for 2010 to 2030, (198 ha) plus
55 ha, plus a 5 year buffer of 49.5 ha to facilitate a continued range and choice of
sites at 2030.
Summary
8.31

Five alternative forecast options have been considered to establish the potential
employment land requirements for the LDF period. The calculations for each option
are summarised in Table 61, and show significantly varied outcomes.

Table 61 – Land Forecast Models – Summary
Model

Land
Stock
2008, ha

Expected
Land
Stock
2010, ha

Need
20102030, ha

Historic Land
Take-Up

233.41

203.71

+198.00

Labour Supply

233.41

203.71

Sector
Employment

233.41

RSS
Methodology

Historic Land
Take-up
Adjusted for
Investment
Strategy

Buffer (5
yrs take-up
rate), ha

Surplus
(shortfall),
ha

Assumptions

+49.50

(43.79)

Based on existing
9.90 ha pa take-up

-56.30

+49.50
(to allow
structural
change to
occur)

210.51

Based on
projected industry
sector changes
reducing
floorspace (and
thus land) need

203.71

+30.1

+49.50
(to allow
structural
change to
occur)

124.11

Based on
projected growth/
reduction of
employment in
industry sectors

233.41

203.71

+234.63

+46.93
(20
percent
for
flexibility)

(77.85)

Includes existing
take-up plus 18.5
percent and 20
percent flexibility
buffer:

233.41

203.71

+253.00

+49.50

(98.79)

Based on
additional 55 ha for
Investment
Strategy plus 9.90
ha pa take-up

Source: BE Group 2008

8.32

In considering these outcomes, it should be remembered that these models can only
be used to indicate a trend or ‘direction of travel’ and are not meant to be used
literally. While all the models are influences to be considered, none, on their own,
can provide a definitive answer.
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8.33

Based on historic land take-up rates alone there would be just about enough land for
the LDF period. Allowing a five-year buffer to ensure continuing supply and a range
of choice of sites beyond the LDF period, would, however, lead to a shortfall of 43.79
ha.

8.34

The economic forecasts suggest the study area actually needs substantially less
employment land than predicted by historic take-up rates. The labour supply model
suggests 56.3 ha less land than is currently in use. The sector employment model
indicates that only 30.1 ha of undeveloped land is required.

8.35

The projections used in these economic forecasts are ‘policy-off’ and to some extent
flawed and contradictory, suggesting a decline in working age population but an
increase in jobs. Although no ‘policy on’ forecasts are available, if they were, a
broadly similar result would be expected.

8.36

The economic models are in many ways simplistic.

They assume the property

market is perfect. For example, they make no allowance for companies modernising
or relocating into different sized properties; do not reflect that land is often not used
totally efficiently; or that brownfield land may remain undeveloped due to the cost of
remediation; or that some companies will continue to occupy more space than they
need, etc.
8.37

Because of this, where these types of economic forecasts are applied, a number of
significant caveats have to be accepted. Furthermore, the land needs they predict
are net figures. That is, they assume that new employment land will be developed
and that this will be compensated for by the redevelopment of existing brownfield
employment land for alternative uses.

For this reason, many of these forecast

methodologies often also recommend the application of an employment land buffer,
to allow flexibility for the structural change predicted (such as the move from
industrial to office space) to occur.
8.38

While these forecasts look at how the size of the workforce and activities they will be
undertaking are expected to change over time, they should still be treated with
caution. Typically these forecasts tend to predict very small levels of job growth and
assume a higher density of employment, to reflect the trend towards service uses,
which tend to negate the need for further employment land.

However these

theoretical forecasts are often found to contradict what is happening in practice,
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which is continuing development and expansion, even though these theoretical
trends have been occurring for some twenty years or more. Their acknowledged lack
of robustness at local level also argues against an over-reliance on their detailed
outcomes.

8.39

While a move to higher density employment is expected, continuing economic
growth; a growth in number of small businesses; an increasing preference for better
quality, more spacious accommodation; and the need to regenerate and in some
cases replace existing older employment areas, continues to argue in favour of an
increasing need for land. BE Group’s experience also indicates that much of the
expected ‘service sector employment’ is likely to be accommodated in light industrial
premises, rather than in higher density offices as is generally predicted.

8.40

The RSS assumptions for future employment land supply across the sub-region, to
reflect ‘policy on’, have also been applied to Wirral.

This produces a forecast

shortfall of 77.85 ha which is less than the 98.79 ha shortfall from the other ‘policy on’
forecast model that seeks to marry the Wirral Investment Strategy objectives with
historic take-up rates.
8.41

It should be noted the employment land forecasts for each model are based on the
premise that all the land supply at April 2007 (233.41 ha) remains, and will remain,
available. However, as illustrated in Section 7, this is not expected to be the case.
The Growth Point and the potential development at Wirral Waters will also impact on
all five scenarios.

8.42

Although it is possible to assess the RSS implications for employment land supply, it
cannot at this time be done for the Mersey Heartlands Growth Point. This is a major
area of economic and social need, where accelerated housing supply will be pursued
alongside housing market renewal, to provide quality and choice at all market levels.

8.43

RSS (2008) does not include provision for the Mersey Heartlands Growth Point,
which is programmed to create greater numbers of dwellings in the period 20082016/17. The Growth Point plans a minimum uplift of 20 percent above the RSS net
annual average housing requirement set out Table 7.1 of RSS, which could impact
on employment land provision through generating higher numbers of working age
residents.
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9.0

CONCLUSIONS

9.1

This Study has included a wide-ranging look at the factors affecting the Wirral
economy, with particular reference to factors that are likely to affect the future need
for land and property within the Borough. This section, therefore, seeks to draw
together the main issues that will need to be addressed as a preliminary to the more
detailed recommendations set out in the following section.

Economic Profile
9.2

Wirral shows signs of below average economic performance. The number of VAT
registered businesses is low compared to regional averages. Job density is also low.
Almost 70 percent of businesses had less than five employees. 84 percent were
micro-businesses (less than 10 employees) – the highest share of all Merseyside
authority areas. Homeworking is increasingly important. Wirral’s future employment
land and premises strategy will need to directly address the needs of these smaller
local businesses.

9.3

Although Wirral residents are relatively well skilled, in a Merseyside context, there is
above average unemployment and worklessness and below average economic
activity. There is a need to address income and employment related deprivation
across the Borough, especially in the east. There is also a need to grow the local
economy to increase business densities and to address the current high levels of outcommuting.

9.4

Manufacturing still provides 14.6 percent of the total number of jobs in Wirral, above
wider area averages, and 7.6 percent of VAT registered businesses are still engaged
in production.

The largest categories are retail, 18.6 percent, and property and

business services, 25.2 percent. The main growth sectors are business services,
construction, distribution, health and other services – mainly at the expense of
manufacturing and primary industries. There will be a need to further diversify the
local economy towards office and service-based uses, in line with wider trends and
forecasts, if local employment is to be maintained.
9.5

There is also a need to respond to higher-level public sector agency plans, including
the Northern Way Growth Strategy, Regional Economic Strategy, the Liverpool City
Region Development Programme and to local initiatives, such as the Wirral
Investment Strategy, which are seeking to directly address these issues.
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Property Market Assessment
9.6

Wirral has a strong but relatively insular property market. The strongest demand is
for industrial sites and premises. The industrial market is roughly twice the size of
that for offices. The most attractive business locations are towards the east: linked to
Liverpool with proximity to the M53 and A41.

Both local property market

stakeholders and company survey responses have confirmed this. While the office
market is still largely focussed on Birkenhead, the demand for out-of-town schemes
is growing, mainly because of the shortage of suitable space in and around the town
centre.
9.7

There has been less inward investment than Wirral could have expected for a
borough of its size.

It appears that the market perceives Wirral as being less

attractive than competing locations that are better located with respect to strategic
communication links, particularly for the industrial market.

Potential office

investments often lose out to Liverpool City Centre, with its greater critical mass,
facilities and range of accommodation or to motorway related office parks in Chester,
Warrington or Runcorn, with a higher level of specification.
9.8

Modern businesses (and developers) want easily developable, accessible and
prominent sites and will move from existing property to provide themselves with
better, more efficient, cost-effective accommodation of an appropriate size.
Occupiers are very price sensitive.
Industrial Market

9.9

The strongest demand has been for industrial units up to 930 sqm.

Larger

requirements, up to 5000 sqm, are fewer in number. Beyond that, demand is limited
to companies requiring bespoke solutions. There is a shortage of small workshops
(0-200 sqm units), good quality units and freehold interests for both premises and
small development plots (0-0.5 ha). The company survey also highlighted a lack of
1000-2000 sqm units.

Freehold demand is in decline due to current economic

conditions but remains significant.

Industrial companies still predominantly want

moderate quality premises on industrial estates.
9.10

Around 200,000 sqm of industrial space is currently vacant - nearly 14 percent of
total floorspace and almost 10 percent of premises. This is significantly higher than
BE Group has found in similar studies in other areas. The level of vacancy appears
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to be suppressing rentals. The juxtaposition of demand and vacancy also suggests
that many existing premises are unlikely to be suitable for modern needs.
Office Market
9.11

Wirral’s office market has been comparatively small, with a high proportion of stock
occupied by the public sector. Most office demand is for units up to 232 sqm, with
further, more limited, requirements up to 930 sqm. There is a lack of good quality
options, including freehold premises, and few large offices are available (above 1859
sqm). Birkenhead is still the preferred location for the majority of occupiers.

9.12

Office vacancy rates – of 10.1 per cent by floorspace and 11.4 percent by number of
premises – are, again, significantly higher than that found in previous studies in other
areas. There is a shortage of good quality accommodation.

The office market,

especially in Birkenhead, is also held back by the limited number of suitable
development sites.
9.13

Figure 4 balances the requirements identified in the company survey against the
premises supply identified by this research.

Figure 4 – Wirral Property Supply and Demand
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Geographical Distribution
9.14

The distribution of employment and development opportunities shows a sharp
contrast between east and west, with a ratio of 10:1 in favour of east Wirral. This is
consistent with strategic priorities, which continue to be focussed on Birkenhead, the
New Heartlands Housing Market Renewal Area and the Strategic Investment Area
running along the Mersey coast from New Brighton to Eastham.

Aside from a

number of smaller infill sites, there is, however, not much land for general industrial
use outside the Wirral International Business Park.
9.15

There is very little property available to the west of the M53 Motorway. While there
are a number of significant industrial estates, including some large employers, there
is a lack of provision for small businesses and a lack of small offices and workshops
suitable for micro-businesses. There is also a need to maintain and, if possible,
expand provision that could exploit the location of well-qualified potential
entrepreneurs, address local pockets of deprivation and reduce reliance on
commuting.
Commercial Viability

9.16

There is a need to address the commercial viability of future employment
development.

Wirral demonstrates many of the signs of a market failure in the

balance between the demand and supply of employment-related premises.

The

majority of recent development has relied on public sector gap funding to service and
remediate land and to make speculative construction viable. The viability gap on
most industrial schemes has been 35-40 percent and 25-30 percent on office
schemes, even where the site is already cleared. Stakeholders are concerned that
limits on public funding will further constrain the amount of new space coming
forward to the market.
9.17

The majority of stakeholders believe that future development will need to be much
more aligned to private sector funding led development. The promotion of alternative
uses on employment sites would, however, further reduce the stock of suitable,
available sites. The Council would also have to carefully monitor the impact that any
new uses would have on the efficient operation of traditional employment activities in
adjoining areas. Given the findings set out elsewhere in this report, there is still a
need to ensure that many of the sites affected would continue to contribute towards
employment needs.
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9.18

An additional influence is the introduction by Government of 100 percent business
rate payments on empty commercial properties, which is expected to slow
commitments to speculative development
Current Land Supply

9.19

Wirral’s current potential employment land resource amounts to 233.41 ha, located
across 93 sites. The majority of the sites are small (71 percent are less than 2 ha).
Although relatively well connected in terms of accessibility, most are of only
moderate quality, affecting their marketability. Few are in locations and/or settings
suitable for modern office uses.

9.20

The overwhelming majority (78 percent) of the Borough’s potential land supply is only
available in the longer term, five years or more. There is a serious shortage of
immediately available, serviced, developable land, with utilities and road access
already in place, well below the 30 percent level recommended in the Regional
Spatial Strategy.

This erodes further, if the status of developer and/or owner-

occupier proposals is taken into account.
9.21

A large proportion of the existing potential supply, up to 122.95 ha, is being
considered for alternative uses, which could seriously affect the Borough’s ability to
maintain a credible future supply.
Port Activities

9.22

The Borough’s ports are facilities of significance to the regional economy. The
Mersey Ports Growth Strategy (2006) seeks to build on the creation of Mersey Ports
from the merger of Liverpool and the Manchester Ship Canal as a key driver for the
City Region. The RSS supports the important economic role of the ports; Policy RT6
ensures that plans and strategies ‘support the economic activity generated and
sustained by the Region’s major ports and waterways’. The potential lack of available
land for supply chain development makes the retention of land in proximity to viable
port operations a key priority. RSS policy RT6 recommends a Port Masterplan be
prepared for the Port of Liverpool to identify and plan for future operational and
infrastructure requirements, surface access demands and environmental impacts.
Peel is currently preparing a Port Masterplan for the Birkenhead Docks estate. It is
recognised that modern port activities require less land, and that there is currently
redundant and under-utilised land on the Birkenhead Docks estate. The Masterplan
will review the boundary and operations of the estate, taking into account the need
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for expansion of activities and the scope for their intensification, rationalisation and
relocation to ensure that the operational port is maintained and enhanced, while
releasing redundant land to help facilitate the regeneration of the wider area.
Wirral Waters
9.23

Both the public and private sectors view the high-density, private sector led redevelopment of vacant land within the Birkenhead Dock Estate, known as Wirral
Waters, positively. It is now viewed as a key component of the Council’s Investment
and Sustainable Community Strategies, offering the potential to transform Wirral’s
socio-economic standing, to bring forward more land for both housing and
employment at the heart of the older urban area, and to meet wider aspirations for
regional and sub-regional growth. It also has the potential to offer a level and quality
of opportunity that the Borough has not previously been able to accommodate.
Alongside the previous achievements at Wirral International Business Park and
Twelve Quays, it is probably Wirral’s only current opportunity to offer a focus for
development of genuinely regional significance within the existing urban area.

9.24

There is a need to facilitate the delivery of Wirral Waters to ensure that this
opportunity can be maximised. This has already begun with the deletion of Policy
EM10 from the Unitary Development Plan in September 2007 and with the joint
submission of a bid for Growth Point status in October 2007. Government approved
the Growth Point bid in December 2008. There is also a need to ensure that the
proposals are well integrated with the surrounding areas and to maximise the
potential income and employment benefits to Wirral residents.

9.25

The prospect of higher value uses is already impacting on the local property market
within the Docks hinterlands in north Birkenhead and Seacombe, which include some
of the Borough’s most significant employment resources. Land or premises that
might have been expected to be recycled for employment development are either
being held back from the market or are being offered at inflated values that bear little
relationship to Wirral’s normal industrial, or even office, development economics.

9.26

There is a need for a clear statement of intent to clarify the uses that will and will not
be permitted within these hinterland areas, if they are to be retained as significant
areas for employment. As a high density development at Wirral Waters could reduce
the level of land needed elsewhere, there will also be a need to monitor the provision
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of employment-related floorspace within Wirral Waters, in terms of the impact on the
wider land supply needs of the area.
Wirral International Business Park
9.27

Wirral International Business Park is a good quality location, which has
accommodated the vast majority of the Borough’s most recent employment
development.

The Business Park still has a significant stock of available

development sites but the remaining land needs to be serviced and marketed. Public
sector support and investment will continue to be required as the property market
values do not make it viable for the private sector. Much of this remaining land is
already in the ownership of public sector agencies. Even if this land is successfully
brought forward, there will be a need to provide a replacement for the Wirral
International Business Park in the medium to longer term. The proposals for the
Birkenhead Docklands as a Regionally Strategic Site ensures that port related land is
highlighted for its development potential at a regional level and allows Wirral the
flexibility to continue to invest in key employment sites in the Birkenhead area.

Birkenhead Town Centre
9.28

Birkenhead Town Centre does not currently provide a good quality offer to
prospective office occupiers. Suitable sites and premises are lacking and new office
investment is increasingly being lost to out-of-centre locations, where land and car
parking is more readily available.

While Wirral Waters could be expected to

accommodate larger space needs, Birkenhead could continue to have a significant
role in providing for smaller local companies, who would prefer an accessible town
centre location.

A concerted programme of land assembly and environmental

improvements would be needed to make this a deliverable proposition.
Employment Areas
9.29

A total of 26 existing employment areas have been assessed, ranging from largescale locations such as Birkenhead Town Centre and Wirral International Business
Park, to smaller areas like Carr Lane Industrial Estate in Hoylake.

9.30

Notwithstanding that some of these areas contain buildings reaching the end of their
economic life, it is concluded that retention of these areas is important because they
have scope to continue providing local employment opportunities through the LDF
period and beyond.
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9.31

The assessment has, nevertheless, concluded there are five employment areas that
because of their location, environment and recent or emerging development
consents should be re-designated. For four (2 in Rock Ferry, 1 in Bidston, 1 in
Birkenhead) it is considered they should be re-designated as Primarily Residential
Areas. One is seen as being more appropriate for town centre related uses.

9.32

The assessment has also confirmed that Wirral has a hierarchical framework of sites,
comprising of the higher quality flagships of Wirral International Business Park and
potentially Wirral Waters (both identified as being within Wirral’s Regional Strategic
Sites by NWDA); narrow band areas such as port-related sites and possibly
Clatterbridge for office or medi-park use; key employment areas serving the Borough
as a whole such as North Cheshire Trading Estate, Moreton and Upton, and local
sites meeting specific local needs such as at Wallasey and Hoylake).
Impact of Adjoining Areas

9.33

The influence of the adjacent and adjoining local authorities upon Wirral’s future
employment land supply is difficult to assess at this time.

The RSS simply identifies

the City Region requirement for employment land and does not disaggregate figures
any further.
Land Need Forecasts
9.34

There is no agreed standard for forecasting future employment land needs. Three
‘policy off’ based models have been used to assess future employment land
provision, including the projection of historic land take-up; labour supply projections
and a forecast based on employment sector change.

9.35

The simple extrapolation of historic take-up rates would merely reflect and perpetuate
recent economic circumstances and would take no account of the changes in
economic activity likely to arise from the implementation of regional and sub-regional
initiatives or Wirral based initiatives such as the Wirral Investment Strategy.

9.36

The caveats attached to the labour supply and sector employment forecasts are set
out within the main body of the report.

9.37

Two ‘policy on’ models have been used to forecast the impact of improved economic
performance on future employment land provision, including the application of the
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RSS method and historic land take up adjusted to reflect Wirral’s Investment Strategy
objectives.
9.38

The Regional Spatial Strategy proposes a 40 percent increase in the provision of
employment land in Merseyside and Halton, for the period 2005-2021. Applying the
underlying assumptions to Wirral would suggest a need increasing to 281 ha for the
LDF period.

9.39

Adjusting Wirral historic land take up to include Wirral’s Investment Strategy
objectives would reflect the Council’s priority to address Wirral’s position as the 8th
most deprived local authority in the country in terms of unemployment. This forecast
indicates an employment land need of 302 ha for the LDF period to meet the
objectives of the Investment Strategy.

9.40

A summary of the five year land need forecast scenarios is set out in Table 63. They
relate solely to the LDF period 2010 – 2030 and illustrate the effect of a five year
buffer as proposed in Section 8 to facilitate an on going range and choice of sites to
accommodate the anticipated structural change in employment sectors. The variation
in the outcome figures re-affirms the RSS EiP Panel Report comments on the
uncertainty of forecasting. Three of the five models suggest Wirral’s current land
stock is unlikely to be enough to provide for needs to 2030. Under these three
scenarios, Wirral will need to replace any land that may be lost to alternative uses, as
well as expand the overall supply of employment land over the plan period or seek a
higher density of employment on available development sites.
Table 63 – Land Need Forecasts – Alternative Models

Model

A

B

C

D

E

Land
Stock
2007, ha

Expected
Land Stock
2010, ha1

Need
20102030, ha

Need 2010-2030 plus
Buffer ha2

Surplus
(shortfall), ha
(D – E)

Historic Land
Take-Up

233.41

Labour Supply

233.41

203.71

+198.00

+247.5

(43.79)

(inc 49.5 ha buffer)

203.71

-56.30

-6.8

210.51

(inc 49.5 ha buffer)

Sector
Employment

233.41

203.71

+30.1

+79.6

124.11

(inc 49.5 ha buffer)

1

Stock of 203.71 ha represents the initial stock of 233.41 as at 2007 less the assumed annual take up
of 9.9 ha to 2010 i.e. the start of the LDF period.
2
The five year buffer of 49.5 ha reflects the assumed annual take up of 9.9 ha per annum, except for
the RSS method which includes a 20 percent allowance for flexibility.
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Model

A

B

C

D

E

Land
Stock
2007, ha

Expected
Land Stock
2010, ha1

Need
20102030, ha

Need 2010-2030 plus
Buffer ha2

Surplus
(shortfall), ha
(D – E)

RSS
Methodology

233.41

Historic Land
Take-up
Adjusted for
Investment
Strategy

233.41

203.71

+234.63

+281.56

(77.85)

(inc 20% for
flexibility)

203.71

+253.00

+302.50

(98.79)

(inc 49.5 ha buffer)

Source: BE Group 2008
1

Stock of 203.71 ha represents the initial stock of 233.41 as at 2007 less the assumed annual take up
of 9.9 ha to 2010 i.e. the start of the LDF period.
2
The five year buffer of 49.5 ha reflects the assumed annual take up of 9.9 ha per annum, except for
the RSS method which includes a 20 percent allowance for flexibility.

9.41

Table 64 compares the forecast employment land need and the projected
shortfall/surplus for both the perceived available supply (203.71 ha) and the residual
supply (125.20) further to removal of sites proposed for de-allocation from the
employment land supply (see Tables 66-69 in Section 10 Recommendations). Given
that the removal of de-allocated sites reduces the available land supply by 78.51 ha,
this significantly increases the projected land supply shortfalls for three of the
forecast models, further highlighting the need to expand the overall supply of
employment land over the LDF period.
Table 64 – Land Need Forecasts – All Models
Model

Historic Land
Take-up Rate

Land Need, ha
2010-2030
(Including
Buffer)

Predicted Surplus
(Shortfall) to 2030
Perceived Supply

Predicted Surplus
(Shortfall) to 2030
Residual Supply

+247.50

(43.79)

(122.30)

-6.8

210.51

132.00

+79.60

124.11

45.60

RSS (2008)

+281.56

(77.85)

(156.36)

Historic Land Take-up with
Investment Strategy

+302.50

(98.79)

(177.30)

Labour Supply
Sector Employment

Source: BE Group 2008

Providing for Structural Change
9.42

The complexities of structural change make it difficult to be confident about the true
scale or nature of future employment land needs through to 2030, especially when
what is actually happening on the ground - where industrial demand continues to
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outpace office demand and the office sector remains comparatively small - is
contrary to expected forecasts. The differential between ‘policy off’ and ‘policy on’ is
also extremely difficult to quantify and will require careful monitoring over the plan
period, alongside the need to recognise the redundancy of poor quality employment
sites and premises and to encourage the recycling of less suitable older stock to
make way for premises better suited to meet modern requirements. In practice, this
can only be realistically addressed by ensuring that a good range of suitable sites is
maintained throughout the plan period to stimulate local company growth, inward
investment and emerging industries as well as to provide for choice and for ‘room to
manoeuvre’, to enable any necessary structural change to occur.
9.43

Structural change will also have implications for the type of land required. Whilst
Wirral has been and is expected to continue to be a manufacturing location, it is also
an area that aims to develop a high quality office offer and as such there is need to
ensure that future sites and premises provision is better suited to the requirements of
the service industry sector. To attract and retain these occupiers, environmental
setting, accessibility and provision of support facilities for the workforce, is expected
to assume much greater importance as part of the wider need to directly address the
quality of the land supply.
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10.0

RECOMMENDATIONS
Introduction

10.1

This section sets out BE Group’s recommendations arising from the Employment
Land and Premises Review.

The recommendations are grouped around four

aspects:
•

Employment Land Supply

•

Spatial Implications

•

Provision of Premises

•

External Influences.

Employment Land Supply
Recommendation 1 – Employment Land Provision Definition
10.2

Policy W3 of RSS, which provides advice on the provision of employment land,
focuses only on B1, B2 and B8 land use allocations. It specifically states that whilst
recommended

land

supply

figures

include

regionally

significant

economic

development, sub-regional and local sites, they exclude inter-modal freight terminals
i.e. port-related sites at Eastham and Birkenhead.

10.3

However, port-related sites do deliver employment.

In Wirral they represent 28

percent of the current land supply (66.37 ha) and 13 percent of the sites numerically.
In BE Group’s opinion it would therefore be illogical to exclude these from the supply
figure.
10.4

Consequently BE Group recommend, notwithstanding the intention of RSS Policy W3
that Wirral Council continue to include the Cammell Laird site as part of the
Borough’s employment land supply.
Recommendation 2 – De-allocation of Existing Employment Land

10.5

The assessment of Wirral’s employment land allocations has highlighted a clear
distinction between the perceived and actual available supply.

10.6

Twelve sites (25.20 ha), perceived as available, are in existing use or form future
expansion for operations associated with these sites (see Table 66).

Ten sites

(18.33 ha) are now committed to, or have planning approval for, non – B1, B2, B8
uses (see Table 67). Five sites (22.68 ha) are now considered more suitable for
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other uses (see Table 68). Another three sites (12.30 ha) are known to be heavily
constrained and unlikely to be developable for employment uses (see Table 69).
Furthermore, around ten percent of all the sites assessed are being held by their
owners with a view to pursuing non-employment land uses.
Table 66 – Proposed De-allocations – In Existing Use or Form Future
Expansion for Operations
Site
Ref

Site Name

Size
(ha)

6

Eastham Dock Estate

6.55

Owner retaining to relocate port users
from Ellesmere Port

13

Eastham Dock Estate

9.29

Owner retaining to relocate port users
from Ellesmere Port

30

Twelve Quays

1.01

Owner retaining for Ro-Ro expansion

31

Twelve Quays

1.50

Owner retaining for Ro-Ro expansion

50

Former Tank Farm

0.97

Owner retaining for expansion

53

Quay Site, Dock Road

0.70

In use by Gwynedd Shipping

56

North Cheshire Trading Estate

0.20

Owner retaining for expansion

110

West Float IE

0.34

Owner retaining for expansion

115

Smit Land & Marine, Dock Road
North

3.38

In use by Smit Land & Marine

127

Cross Lane IE

0.22

Owner retaining for expansion

237

Former CML Limited, Cleveland
Street (333 – 359)

0.23

In use, owner has aspiration for housing

226

Former CML Limited, Cleveland
Street (333 – 359)

0.81

In use, owner has aspiration for housing

Total

Reason

25.20

Source: BE Group

Table 67 – Proposed De-allocations – Committed/Approved For Other Uses
Site
Ref

Site Name

Size
(ha)

9

Eastham Dock Estate

5.87

Approved for waste recovery plant

15

Former Rail Depot, Mollington
Road, Birkenhead

3.44

Approved for retail-led development

27

Gallaghers Hill

0.40

Approved for vets surgery

29

Conway Park, Birkenhead

1.24

Approved for hotel development

45

British Gas Depot, Hind Street

2.70

Approved for mixed commercial use
development

108

Rose Brae Phase 2, Church
Street

1.96

Allocated for mixed residential use

129

Birkenhead Dock Estate

0.83

Hotel development

W40(p)/Final Report/August 2009/BE Group/Tel 01925 822112

Reason

159

Employment Land Study
Wirral Metropolitan Borough Council

Site
Ref

Site Name

Size
(ha)

138

Former Park Hampers, Dock
Road North

1.46

Approved for residential-led
development

148

Conway Park, Birkenhead

0.29

Approved for leisure development

226

West Wallasey Van Hire,
Wallasey Village

0.14

Approved for town centre uses

Total

Reason

18.33

Source: BE Group

Table 68 – Proposed De-allocations – Location Fit with Other Uses
Site
Ref

Site Name

Size
(ha)

Reason

79

Birkenhead Dock Estate,
Wallasey Bridge Road,
Bidston

17.49

Forms mixed use element of Wirral
Waters

86

Birkenhead Dock Estate,
Buchanan’s Mills, East Float

1.58

Phase 1 Wirral Waters

131

Birkenhead Dock Estate, East
of Listed Mills, East Float

1.42

Phase 1 Wirral Waters

137

Birkenhead Dock Estate,
Former Cetco, East Float

1.26

Phase 1 Wirral Waters

244

Bidston Observatory,
Boundary Road

0.93

More suited to residential

Total

22.68

Source: BE Group

Table 69 – Heavily Constrained Sites.

Proposed De-allocations Subject to

Viability Review
Site Ref

Site Name

Size (ha)

73

Former British Gas, Old Gorsey Lane

2.10

100

East of Lubrizol, Dock Road South

9.61

101

Quest International

0.59
Total

12.30

Source: BE Group

10.7

Notwithstanding the issues of undersupply in general, BE Group recommend Wirral
Council rationalises the existing employment land provision by:
•

De-allocating the ten sites now committed or approved for non-employment
uses (Table 67)

•

De-allocating a further five sites, the locations of which fit with other proposals
(Table 68)
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•

Re-assessing the viability of bringing into employment use the three identified
heavily constrained land allocations. If found to be unviable, the sites should
be de-allocated from employment use (Table 69)

•

Re-designating as Primarily Residential Areas, Stanley Road (Bidston);
Craven Street (Birkenhead); Morecroft Road and Railway Road Industrial
Estate (Rock Ferry).

10.8

It has been identified that some employment land allocations are being held by their
owners with a view to promoting alternative higher value uses. There will also be
over time approaches for such uses to replace employment premises as buildings
reach the end of their economic life.

10.9

There is a predicted shortfall of employment land for the Borough, and the recycling
of existing, brown-field employment areas (such as that proposed by the Wirral
Waters scheme) could help to offset this.

10.10 BE Group recommend that Wirral Council policy presumption should therefore be
against change from employment use outside the sites listed in Tables 66 – 69.
Recommendation 3 – Employment Sites and Areas To Be Retained
10.11 Recommendation 2 has identified those employment sites and existing employment
areas appropriate for de-allocation. BE Group recommend that all the remaining
sites (included in Table 49, Section 7) and employment areas (identified in Section 7)
should be retained for employment (B1/B2/B8) uses.
Recommendation 4 – Future Employment Land Provision
10.12 Wirral has insufficient employment land to meet a roll forward of historic take-up.
The shortfall more than doubles when ‘policy on’ spatial implications of the Borough’s
Investment Strategy are taken into account. Nor does Wirral have enough to meet a
proportionate share of RSS guidance figures for Merseyside and Halton, figures
which are based on the exclusion of intermodal freight facility sites.

And these

deficits sharply increase with the exclusion of the current ‘supply’ sites known to be
committed to alternative planning uses or where development constraints are
considered financially insurmountable.
10.13 A contrasting picture is derived from supply calculations linked to forecasts of future
population (labour supply) and industry sector activity (jobs). These both suggest
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there will be a substantial surplus of employment land.

But the complexities of

structural change, with Wirral’s actual demand experience being contrary to expected
forecasts, make it difficult to be confident about the nature of need over a 20 years
period.

10.14 BE Group confirms that increasing office use will lead to a reduced scale of
employment land demand.

However, getting there is a different proposition.

Therefore it is recommended that Wirral maintains a buffer zone of at least five years
historic land take-up. This should be maintained as a five year rolling supply at all
times to provide range and choice as well as ‘room-to-manoeuvre’ to enable the
forecast structural change to occur.
10.15 To be safe, the worst-case scenario should be adopted by Wirral Council that all
potential land losses identified in the study and summarised in tables 66 – 69 actually
do occur. This means new allocations will be required during the course of the LDF
period.
10.16 In part these could be met by regenerating poor quality buildings on existing sites
that are appropriate for continuing employment use. In part it will need new, good
quality land to be allocated. Wirral Waters can contribute by raising the profile of
employment land at the heart of the Borough, in close proximity to Birkenhead and
some of the poorest industrial stock.
Spatial Implications
Recommendation 5 – Redressing Poor Economic Performance
10.17 Wirral has, through its ‘policy on’ approach to addressing the Borough’s poor
economic performance, set a direction for its future employment land provision. It
has set targets to address the low levels of business stock and start-ups; declining
employment and below average productivity.
10.18 Wirral must provide more quality employment land to deliver the sites, and especially
premises, to accommodate this targeted business growth. The strategy direction
leads BE Group to recommend this is primarily located in that part of Wirral that falls
within the RSS defined ‘inner area of Liverpool City Region’ i.e. east of the M53
motorway and focused on Wirral Waters, its surrounding partnership areas and
Birkenhead.
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10.19 The spatial implications of the Council’s Investment Strategy, in setting targets to
redress the below average achievements, equate to at least 55 ha of additional
development land above and beyond existing take-up experience.
10.20 As this is equivalent to increasing the land supply to 2030 by around another 25
percent, there are significant implications, which BE Group has referred to in
Recommendation 4.

It cannot be assumed that the extra take-up can be

accommodated by the stock of existing vacant premises.

The latter is heavily

weighted to industrial properties, whilst the Investment Strategy targets a shift that
would generate substantial office floorspace need.
10.21 The structural shift in Wirral’s economy places office sector employment as being of
greater importance in the future. Present office premises are largely represented by
an underperforming Birkenhead town centre or the fledgling out of town market at
Wirral International Business Park.

But there needs to be greater provision to

accommodate both the general economic restructuring and Wirral Council’s ‘policy
on’ aspirations. Evidence from other locations demonstrates urban centre and out of
town provision address different segments of the office market.
10.22 As Wirral’s main urban centre, Birkenhead needs to strengthen its employment role
as an office centre. However it lacks modern, quality office space and currently has
limited opportunities to redress this. Wirral International Business Park has begun to
generate an out of town market although, by comparison with a number of adjacent
local authority areas, this remains quite small. The Wirral Waters proposals are
intended to deliver a step change in the type and scale of the Borough’s office
market.
10.23 Wirral needs to retain, and grow, its existing office sector employment. Yet sites
suitable for office use represent only 16.33 ha, once de-allocations are taken into
account. This is less than 12 percent of the 139 ha available supply; less than 7
percent of the perceived 233 ha supply. Almost two-thirds is at Wirral International
Business Park, with most of the rest adjacent to Clatterbridge Hospital. There are no
available sites in Birkenhead town centre. The available supply is likely to represent
less than 10 years provision. BE Group therefore recommend planning policy adopts
a twin track approach that facilitates new office development in Birkenhead town
centre and at sustainable out of centre locations, similar to Wirral International
Business Park, in the major urban conurbation area of east of the M53 motorway.
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The areas of search might address land in the vicinity of Junctions 4 and/or 5, M53
motorway.

In doing so Wirral Council is recognising that office based activity

comprises requirements that do not fit to a single location solution.
Recommendation 6 – Recognise Wirral Waters as a target of opportunity to
deliver a long term step change for Wirral’s office sector market
10.24 Whilst the Wirral Waters scheme undoubtedly provides a significant potential source
of new jobs, it has not been possible to fully accommodate its proposals within this
Employment Land Study and its deliverability has not been assessed in detail. No
phasing information was available at the time of drafting this study report and the
exact quantum of floor space was not confirmed.
10.25 Because of the scale, type and timescale of the Wirral Waters scheme (up to 50
years), it has been considered as a target of opportunity that serves to add
considerable value to Wirral’s offer. It is not considered in the short-term supply
provision considerations of this Employment Land Study.

The total land area

available at East Float is 27.11 ha, although that will accommodate residential and
retail development, in addition to any employment opportunities.
10.26 It is acknowledged there is already some market impact arising from adjacent land
and property owners’ expectations of capitalising on their proximity to Wirral Waters.
Indeed this relates to around 10 percent of the Borough’s existing employment land.
However these sites and premises should continue to be considered part of the
Borough’s employment land supply unless their development for non-employment
uses can be justified by other ‘policy on’ objectives.
Recommendation 7 – Retain and Introduce Employment Land in West Wirral
10.27 West Wirral including Moreton, Clatterbridge and Upton comprises successful,
affluent, attractive rural/semi-rural areas benefiting from immediate proximity to the
coast, first class leisure and recreation and excellent schools.

Yet related

employment opportunities are constrained by the lack of development sites and
premises.

10.28 Headline figures indicate West Wirral has 15 percent of the Borough’s available
employment sites (14), equating to 10 percent of the land supply (22.28 ha).
However over half of the sites (including all those in Hoylake and Meols) are either
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committed or have approved development proposals.

Half the available land is

represented by the Premier Brands and Clatterbridge sites.
10.29 West Wirral has 11 percent of the currently vacant industrial premises, 85 percent of
these are at Upton. Heswall and Hoylake each have only one property. For offices
the figure is less than 5 percent of the Borough-wide total – just 6 properties (4 being
in Upton). This reflects demand evidence from existing developments in West Wirral;
occupancy levels typically run at, or close to 100 percent.
10.30 Due to the paucity of supply BE Group recommends all existing employment land in
West Wirral is retained. Also, consideration is given to identifying additional sites,
particularly to serve Heswall and Hoylake. These to be either freestanding proposals
or integrated into mixed-use developments.

10.31 BE Group also recommend Wirral Council investigate opportunities to create
additional small/serviced offices in the key service centres in West Wirral (links with
Recommendation 11).
Recommendation 8 – Mersey Heartlands Growth Point
10.32

A first Programme of Development for the Mersey Heartlands New Growth Point
was approved by Government in December 2008. The New Growth Point focuses
on housing delivery but its location at the heart of the Housing Market Renewal
Initiative Area supports the economic regeneration of the inner area of Wirral. Many
of the problems associated with housing market failure are due to the poor economic
position of many residents and high levels of worklessness.

Reinvigorating the

economy through housing and employment growth will help the most deprived
residents and increase the demand for employment land and premises.
10.33 The Mersey Heartlands New Growth Point aims to deliver an additional 900 dwellings
in Wirral (of a Mersey Heartlands total of 4,410) in the 9 years 2008/09 to 2016/17.
The net population growth associated with these additional dwellings should be
factored into the future employment land requirements. Consequently, BE Group
recommends that Wirral Council should evaluate the New Growth Point Programme
of Development against the employment land allocations (both existing and
proposed) and their locations, in order to provide for the most sustainable portfolio of
employment land.
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Recommendation 9 – Tackle Future Development Viability
10.34 Public sector grant aid has been instrumental in bringing forward both employment
land and modern premises in Wirral. The latter have largely been speculatively
delivered by the private sector with grant aid filling the funding gap. The future will
not see this same level of grant aid available. This requires alternative solutions if
supply is to be maintained, as financial shortfalls will continue to hamper
development.
10.35 Furthermore, immediately available developable land represents just over half of one
percent of the Borough’s land supply.

In addition, this is appropriate only for

industrial uses. 78 percent of the supply is only available in the longer term, five
years or more. Notwithstanding the current economic climate, Wirral has to increase
the amount of immediately available land (RSS states 30 percent of supply should be
immediately available). It is therefore, important that provision for power and
infrastructure requirements is taken into account in future strategic interventions.
10.36 BE Group recommends that Wirral Council considers the following:
•

Working with other public sector agencies that have employment land
holdings in the Borough to set a programme for bringing these forward to the
market in a remediated condition;

•

Working with the NWDA and the Homes and Communities Agency (HCA) to
ensure that necessary site assembly and remediation can be achieved.

•

Working with utilities providers to ensure that necessary infrastructure
improvements (particularly power and ICT) are achieved;

•

Where justified, allow mixed-use development to fill the financial gap created
by waning public sector grant provision

•

Examine whether there is justification and if so, where, a more flexible
response to changes in the Green Belt might be permitted to facilitate new
employment led development, subject to this not harming the urban
regeneration strategy.

Recommendation 10 – Need to identify a Successor Development to Wirral
International Business Park
10.37 Wirral International Business Park (WIBP) has demonstrated that a good quality
location and environment can attract both developers and occupiers to Wirral. It has
set new standards for sites and premises that have also helped to retain and
safeguard investment and employment in Wirral.
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demand for out of town provision in Wirral. Over half of the remaining land WIBP is
in public sector agency ownership.
10.38 However WIBP has finite boundaries, and in the medium to longer term of the LDF
period there will be a need to provide a replacement location.

10.39 BE Group therefore recommends Wirral Council accepts the need to identify a
successor development to WIBP, and commences consideration of appropriate
locations. The area of search should be concentrated east of the M53 motorway.
The scale should be of circa 20 ha or more, in order to generate critical mass,
accommodate a mix of B1, B2, B8 uses, and provide a continuum of sites through
the LDF period. The strategic focus on the core of the Borough through the RSS &
NWDA consideration of Strategic Sites and the New Growth Point, together with the
potential of Wirral Waters suggests that Birkenhead and the Wirral Waters area
should be promoted.
10.40 Also, linking with Recommendation 9, in view of WIBP’s success, immediate public
sector commitment is made to bringing forward the public ownership sites at WIBP.
This will ensure a continuing supply of immediately available land at a flagship site
location.
Provision of Premises

Recommendation 11 – Strengthen Support Services and Premises for Start-Up
Businesses
10.41 A lack of suitable start-up premises and limitations of ongoing business support
services, particularly in years 2 and 3, continue to be key issues for Wirral’s small
businesses. With the increase in Wirral’s BME population and businesses generated
from this sector of the community, it is important to ensure these are included in the
support network.
10.42 It is recommended Wirral Council undertake a more detailed appraisal of the supply
and demand for managed workspace and serviced offices within the Borough, to
ensure

fit

with

the

Council’s

economic

growth

aspirations

for

improved

entrepreneurship. There is also potentially a need for more small business space for
office use given likely economic trends.

Further feasibility work is suggested

because there are a number of existing schemes which seem to be operating at
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capacity. This could look at demand, supply of existing space, and the viability of
any schemes in the pipeline. This will ensure there is an appropriate range of space
in the correct locations and if necessary, consider how further provision might be
delivered.

10.43 Also Wirral Council should, with key partners, evaluate the existing business support
services structure to establish whether there are gaps to fill, post year 1 for start-up
companies.
Recommendation 12 – Premises Provision
10.44 Given the strength of continuing demand for freehold industrial units, generally above
600 sqm, there should be an area set aside to provide small freehold development
plots to owner-occupiers. This could comprise up to 2 ha, providing initially 5 to 10
0.1-0.2 ha plots. These should be offered on a long leasehold basis to ensure some
control of the scheme to keep it well planned, clean and tidy. The most logical
delivery would be the release of public sector agency owned land.
10.45 More workshops for small businesses are required, in the range 94-930 sqm, both
leasehold and freehold. For offices the need is for premises of up to 232 sqm.
Whilst such provision is largely generated by demand in the accessible locations east
of the M53 motorway, there is also a degree of demand associated with key service
centres such as Heswall and Hoylake.
External Influences
Recommendation 13 – Maintain Awareness of External Influences
10.46

In planning for employment land supply in Wirral, account must be taken of external
influences, in particular how Wirral relates to employment centres in the region
including Liverpool, Chester and Ellesmere Port. Account must also be taken of the
future plans and ambitions for these areas, as set out in their LDF documents and
employment and enterprise strategies.

10.47 In order to ensure an adequate supply of employment land in the North West region,
RSS Policy W3 identifies land requirements on a sub-regional basis to meet need
until 2021. The RSS identifies that by 2021, the Merseyside and Halton sub-region
will need up to 494 ha of additional employment land.
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10.48 However, the RSS does not identify land supply requirements on a Local Authority
area basis. Instead, the RSS requires Local Authorities and other partners to work
together to agree the distribution of land within each sub-region (paragraph 6.12).
These discussions should be facilitated by 4NW.

If these discussions have not yet

commenced, Wirral should seek to start them as soon as possible. Early
engagement with other Local Authorities will be critical to ensure a co-ordinated
approach to employment land supply in the sub-region, and an allocation for Wirral
that reflects Wirral’s own strengths, needs and aspirations as set out in its Investment
Strategy.
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