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EXECUTIVE SUMMARY
Objectives
i)

This report assesses the supply and demand for rural workspace in Cheshire and
Warrington, through to 2013. It has been carried out on behalf of Cheshire County
Council, Cheshire & Warrington Economic Alliance and North West Development
Agency.

ii)

It has focused on 17 key service centres (KSCs), villages and open countryside
including farms. It has reviewed existing research, assessed complementary funding
streams, reviewed the local planning and policy context. It has also assessed rural
workspace’s contribution to GVA and employment; reviewed market failure and
identified projects to be potentially supported from the funding programme that is to
emerge from this research.
Methodology

iii)

Initially, the study area was defined by using DEFRA’s assessment of rurality of
geographical areas known as middle super output areas (MSOAs). Workspace was
then defined as space appropriate for B1, B2 & B8 uses. The research focused on
micro-businesses due to their importance to the rural economy. The comprehensive
survey carried out included site visits, and made use of existing research and local
knowledge from agents, developers, local authorities and the former Rural Enterprise
Programme.
Findings

iv)

There are 6530 B1, B2 and B8 premises in the study area totalling 4 million sqm.
Just under half of this is in rural MSOAs.

v)

The survey’s main funding is the severe lack of available industrial units throughout
the rural part of the study area. The comparison of office and industrial availability
compared to total stock is shown in Table ES1. Many of the vacant premises
identified do not fall within/around KSCs and are in isolated rural areas.
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Table ES1 - Rural Workspace Supply
Type

vi)

Total
Floorspace
Stock, sqm

Total
Premises
Stock,
number

Vacant
/Marketed
Floorspace,
sqm

Floorspace
Vacancy
Rate,
percent

Vacant
/Marketed
Premises,
numbers

Premises
Vacancy
Rate,
percent

Office

325,000

1167

24,879

7.66

139

11.91

Industrial

1,540,000

1820

13,066

0.85

27

1.48

Total
1,865,000
2987
37,945
Source: Valuation Office 2007/BE Group 2008

2.03

166

5.56

Not only is there a lack of industrial space in quantum, there is also a shortage of 0100 sqm workshops; a lack of 1000 sqm plus units; and there is nothing modern,
good quality or freehold available. In comparison, the office supply offers a
reasonably full range geographically, by tenure, quality and size.

vii)

The credit crunch means demand is currently very limited and this is contributing to
the large number of office vacancies on new schemes. However, property market
stakeholders still experience demand for more workshops. The property market’s
relative industrial strength, compared to that for offices, is also supported by the
performance of multi-let schemes – the industrial developments generally have
higher occupancy rates – and this is true throughout the study area.

viii)

The assessment of market failure shows that it is greater for industrial development
compared to office; for small units rather than large; for serviced rather than nonserviced; for short term leases rather than long; for freehold units rather than
leasehold. Looking at each KSC individually, many lack a reasonable range of
premises.

Many have some offices, but most lack industrial units.

There are

significant premises availability gaps in many of them. Geographically, market failure
is greatest in the central corridor (aligned with the Weaver Valley) and west Cheshire.
ix)

Cheshire and Warrington’s rural workspace accounts for £2477 million of GVA; 21.2
percent of the sub-region’s workspace (1,876,000 sqm) and 23.3 percent of the
economically active (99,487 people).
Recommendations

x)

A £2 million grant programme to support the creation of rural workspace should be
developed. This will focus on converting existing buildings for light industrial
workshops for micro-businesses, leveraging in private sector investment (but could
also include small office developments where appropriate). Schemes in and around
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KSCs, particularly in the central Cheshire corridor and West Cheshire, should be
prioritised to create sustainable communities. Projects should also support the
Weaver Valley initiative (which covers the KSCs of Frodsham, Middlewich, Sandbach
and Nantwich).
xi)

The research has identified 46 potential projects, many at a very early stage of
formulation. Very few relate specifically to a KSC. Further work is needed to refine
these and assess which should be prioritised for support. A scoring matrix has been
provided for assistance. There are areas of need, where projects are not currently
forthcoming, which need closer attention. The programme should also link into and
complement other initiatives: ERDF, RDPE, Rural Empowerment Hubs and
ChangeUp.

xii)

Cholmondeley Mill Food Park is a potential early win project. It would provide
important rural workspace for micro-businesses. It is also targeting a priority sector,
food and drink, and has many other spin-off benefits. Discussions with project
partners should begin as soon as is appropriate, to take this forward.
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1.0

INTRODUCTION

1.1

This report assesses the supply and demand for rural workspace in Cheshire and
Warrington.

It has been carried out on behalf of Cheshire County Council and

Cheshire & Warrington Economic Alliance (CWEA), and supported by the North West
Development Agency (NWDA).
1.2

It has been commissioned to ascertain where the property market may be failing to
deliver rural workspace. The evidence base will identify projects that are potentially
eligible for NWDA funding, to ensure workspace is brought forward of the right type
and quality to support the sustainability and growth of rural economies.

1.3

The report has been compiled by BE Group, economic development, property and
planning consultants based at Ingot House, Kelvin Close, Birchwood Science Park,
Warrington, WA3 7PB. BE Group has been supported by Rural Innovation, rural
economy specialists based near Preston.

1.4

The key objectives of the study are to:
Assess the study area’s rural property market to inform the amount, location
and type of rural workspace needed to facilitate growth
Quantify the contribution of rural workspace to the Cheshire & Warrington
economy in terms of employment and gross value added (GVA)
Forecast demand for rural workspace between 2008 and 2013 and produce
an action plan of potential schemes to bring forward to satisfy this
Consider the feasibility of the Cholmondeley Food Park proposal within the
context of this study.

1.5

The brief states potential projects need to be able to satisfy Transformational Actions
56 and 119 (from the Regional Economic Strategy) to be eligible for funding (the
former of the two is more relevant to this project). Transformational Action 56’s aim
is ‘maximising the multi-functional role of key service centres in rural areas and
strengthen their contribution to the economy through a strong focus on place
renaissance; the creation of modern flexible workspace and the delivery of
employment land in and around key service centres.’ All projects under these actions
must seek to remove a market failure. This study uses the Green Book’s definition of
market failure. This defines market failure as ‘a situation where, for one reason or
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other, the market mechanism alone cannot achieve economic efficiency’. This is
expanded upon in Sections 2.0 and 5.0.
Methodology
1.6

A number of research methods have been used to inform this study. They include
site visits, face-to-face and telephone consultations

with property market

stakeholders and public sector representatives. A desk-top analysis of statistics,
existing reports and documents with a bearing on this study has also been filtered
into the overall findings. A list of consultees is included at Appendix 1.
1.7

Roger Tym & Partners has been commissioned simultaneously by the client to
prepare an investment prospectus for selected market towns/key service centres in
Cheshire & Warrington.

This will identify a range of projects to strengthen and

diversify their local economies. Potential projects again need to fit Transformational
Actions 56 and 119 to be eligible for funding. This study is therefore working closely
with Roger Tym & Partners to maximise the benefits of these two projects. Roger
Tym & Partners is also assisted by Rural Innovation, to ensure synergy and prevent
duplication between the studies.
Workspace Definition
1.8

One of the first tasks was to agree a definition of workspace. In order to simplify the
project, given its budget and timescale, this was agreed to be industrial and office
premises falling within planning use classes B1, B2 and B8. Retail and leisure uses
were excluded, unless forming an ancillary part of a wider scheme.

1.9

Given that one of the purposes of this study is to identify potential workspace
projects, surplus agricultural premises, where there is an intention to bring them
forward for B1, B2 or B8 uses, have also been included in the analysis.

Other

opportunities to facilitate workspace have also been considered where appropriate,
including development sites and business areas.
1.10

As later analysis will show, the vast majority of rural businesses are extremely small
with only up to nine employees. The research has therefore primarily focused on
premises for such micro-businesses. This rationale has also been applied to the
search for potential projects to support.
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Study Area Definition
1.11

The study brief stated that the research should consider the workspace property
market in market towns/key service centres (KSCs), in villages, open countryside and
on farms and small holdings across Cheshire and Warrington. The market towns/key
service centres defined in the brief are shown in Table 1. Each KSC is defined as
urban or rural and is based on DEFRA’s (2004) classification of middle super output
areas, which is explained below. As the table shows, ten of the 17 KSCs are urban.
The seven rural KSCs are spread throughout the study area and show no overall
pattern of distribution.
Table 1 – Key Service Centres in the Study Area
Settlement

Local Authority Area

DEFRA Morphology

Alderley Edge

Macclesfield

Urban

Alsager

Congleton

Urban

Bollington

Macclesfield

Rural

Congleton

Congleton

Urban

Culcheth

Warrington

Rural

Frodsham

Vale Royal

Rural

Holmes Chapel

Congleton

Rural

Knutsford

Macclesfield

Urban

Lymm

Warrington

Rural

Malpas

Chester

Rural

Middlewich

Congleton

Urban

Nantwich

Crewe & Nantwich

Urban

Neston

Ellesmere Port & Neston

Urban

Poynton

Macclesfield

Urban

Sandbach

Congleton

Urban

Tarporley

Vale Royal

Rural

Wilmslow

Macclesfield

Urban

Source: DEFRA 2004

1.12

The large urban areas in Cheshire and Warrington, identified in the brief, and
excluded from the study area are:
Chester
Crewe
Ellesmere Port
Handforth
Macclesfield
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Northwich
Warrington
Winsford.
1.13

In order to progress the study a clearer definition of the study area was needed. This
was achieved using widely recognised middle super output areas (MSOAs) that the
Government uses to subdivide the country. Each MSOA has a mean average
population of 7200 people. The beauty of using MSOAs is that DEFRA classifies
each one according to its degree of rurality, whilst socio-economic and property
statistics for them are also available. The finer grain lower super output areas could
alternatively have been used, however the amount of useable/relevant statistical data
available (particularly Valuation Office hereditaments) is much less.

1.14

The study area definition is therefore based on the urban and rural classification of
MSOAs completed in 2004 by DEFRA and the former Office of the Deputy Prime
Minister. The classification is based on morphology and context as shown in Table
2. Combined, these produce eight possible classifications of which six (3-8) are
deemed rural.
Table 2 – DEFRA/ODPM 2004 Urban & Rural Classification Methodology
Classification

Morphology (or settlement
type)

Context (or isolation of
development)

Urban

Sparse

2

Urban (part of area with
more than 10,000
population)

3

Rural town

Sparse

Rural

1

4
5

Less sparse
Village

6
7
8

Less sparse

Sparse
Less sparse

Hamlets and isolated
dwellings

Sparse
Less sparse

Source: DEFRA 2004

1.15

The study area is shown in Appendix 2. The starting point is therefore the Cheshire
and Warrington area. From this, the eight large urban areas (outlined in blue) and
identified in the brief were excluded. The remaining area is thus the study area. This
was then broken down into both urban and rural areas (as classified by DEFRA).
Seven of the key service centres are in rural areas, the other ten are classed as
urban. The excluded areas were defined by matching the relevant MSOAs to the
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built-up areas as closely as possible.

The fit is not exact as part of the urban

hinterlands around some of the excluded areas are still included within the study
area, e.g. to the east of Chester, to the south of Warrington, and to the north of
Macclesfield, as can be seen on the plan. As far as possible, a common sense
approach has been taken to define these excluded areas.
1.16

This does throw up some quirky results which need to be factored into the analysis.
For example, the town of Congleton is, according to our definition, an urban area,
however Congleton Business Park, the town’s premier employment area, is actually
in an adjacent rural MSOA. Similarly Radway Green Industrial Estate which is on the
outskirts of Alsager, another urban settlement, is actually also in an adjacent rural
MSOA – one which falls into the Borough of Crewe & Nantwich.

1.17

Defining the study area is needed to meet the specific tasks of the brief. One of
these is to carry out ‘a comprehensive survey of rural workspace’. As the analysis in
later sections will show the amount of property in the study area as a whole is so
great that this is not possible. Therefore by defining a more exclusive rural area, a
comprehensive survey has been achieved. Consequently the research assesses the
amount of vacant, marketed premises in the rural area (as defined by DEFRA’s
MSOA classification) and considers the number and performance of multi-let
commercial property schemes throughout the study area, i.e. in both rural and urban
areas. The research of course does not cover the excluded areas made up of the
large urban settlements. These two strands of research together meet the study’s
aspirations and provide rationale to the projects identified and chosen for support.
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2.0

BACKGROUND
Introduction

2.1

This section summarises the strategic context to the study. It looks at previous rural
programmes and the funding opportunities coming forward, in order to ascertain
where the Single Pot monies, behind this study, can fill the gaps. It does this so as
not to duplicate existing available funding opportunities. Also included here is a short
overview of typical rural business profiles.
NWDA Policy

2.2

The key focus of this study is to support Transformational Actions 56 and 119.
These are included in the North West Regional Economic Strategy 2006 (RES) and
are further supported by the 2008-11 Corporate Plan. The latter is now considered
the key strategic document determining the NWDA priorities until a new Single
Integrated Strategy is put in place most probably in 2011.

2.3

Transformational Action 56 seeks to maximise the multi-functional role of key service
centres in rural areas. It aims to strengthen their contribution to the economy through
a strong focus on place renaissance; the creation of modern flexible workspace; and
the delivery of employment land.

2.4

Transformational Action 119 seeks to invest in quality public realm, green space and
environmental quality.

A focus for this includes key service centres.

Such

improvements are considered essential in order to attract knowledge workers to a
centre.
2.5

Funding support is justified on the basis of intervening where the market is failing.
The NWDA’s understanding of market failure is based on the Green Book definition.
Market failure is described as ‘where, for some reason, the market mechanism alone
cannot achieve economic efficiency’.
Rural Policy Statement, NWDA (2008)

2.7

The NWDA has recently adopted a rural policy statement. This outlines its views on
rural economic growth and ways it expects the rural economy to grow. It identifies
the need to:
Improve productivity and to grow the market
Support the size and capability of the rural workforce
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Create and maintain conditions for sustainable economic growth.
2.8

The future economic success of rural areas is recognised to be dependent on the
delivery of modern and flexible workspace, as well as bringing forward more
employment land. The geographical focus is in, and around, rural key service
centres.

The NWDA focuses upon the delivery or workspace and enterprise in

driving forward the sustainable growth of rural areas.
Local Rural Planning Policy
2.9

All local authorities recognise the need to balance the preservation of the natural
environment with the need to provide opportunities for rural employment and
economic growth. There are subtle policy differences between each local authority
area which are teased out here.
Chester

2.10

Any rural development proposals must consider thoroughly their impact on the local
landscape e.g. scale, density, materials, setting, etc. Rural building conversions are
encouraged for employment rather than residential uses, in order to maximise the
benefits to the local economy and to aid agricultural diversification. Development
proposals must however not impact upon the quality of greenbelt and open
countryside.
Congleton

2.11

The Local Plan has three policies that relate to employment uses in rural areas.
Employment development in greenbelt is only permitted if it is limited expansion of an
existing business, re-use or an existing building, or agricultural diversification. Small
scale employment development in villages is permitted where it is deemed
appropriate to the character of the settlement. B1 uses, that re-use/redevelop
brownfield sites are preferred. It recognises the need to support villages by providing
local employment for residents. New small-scale development is permitted in the
open countryside, although expansion of an existing businesses, re-use of buildings
and agricultural diversification is again preferred. Strict conditions are attached to any
proposals and are included in a rural buildings supplementary planning document.
Crewe & Nantwich

2.12

The Local Plan includes a specific policy pertaining to the re-use of rural buildings for
employment.

It recognises the importance of this in supporting rural economic

growth and providing workspace, in preference to new buildings in greenfield
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locations. It also recognises the need for employment in rural villages, but only of an
appropriate scale and character. Policy E6 supports rural workspace in open
countryside, but of a scale appropriate to small businesses. Preferably, it should be
adjacent to existing employment areas or reuse existing buildings.
Ellesmere Port & Neston
2.13

All rural areas fall within the greenbelt. Planning policy recognises the importance of
re-using redundant rural buildings to assist the rural economy and agricultural
diversification. However, it does not outline what alternative uses are permitted to
achieve this, other than forestry and agricultural uses.
Macclesfield

2.14

There is no specific rural policy, but six that link to employment uses in rural areas.
New buildings for employment are not permitted in greenbelt other than in-fill
developments in the villages of Gawsworth, Henbury, Lyme Green and Sutton. Areas
defined as major development sites must meet strict criteria and may have limited
uses (this includes Langley Works and Mereside, Alderley Edge). Development
outside the greenbelt in open countryside will not be permitted outside of exceptional
circumstances. However, it goes on to say that new buildings for rural enterprises
will normally be permitted outside of the greenbelt, if all efforts have been made to
site it adjacent to existing buildings. Favour is given to agricultural diversification
proposals that support the growth of the rural economy. However, there are strict
conditions attached to the scale and character of any proposal. The Borough
includes part of Peak District National Park and much stricter policy applies there.
Vale Royal

2.15

The Local Plan has an entire chapter dedicated to rural enterprises, but this mainly
refers to change from agricultural uses. Employment development (new buildings
and re-use) is permitted in the larger villages, including Frodsham and Tarporley. In
the open countryside, outside the greenbelt, employment uses are on the whole
allowed (change of use, expansions on existing employment sites, redevelopment of
existing

employment

areas,

small

new

buildings

relating

to

agricultural

diversification). Within the greenbelt, in-fill development or redevelopments are
permitted only at major employment areas, this includes Weaver Valley Industrial
Estate and Marley Tiles Works in Delamere.

C57(e)/Final Report/March 2009/BE Group/Tel 01925 822112

11

Cheshire & Warrington Rural Workspace Study
Cheshire County Council

Warrington
2.16

All rural areas in the Borough fall in the greenbelt, and this includes a number of
villages such as Culcheth, Glazebury and Lymm. New buildings are permitted in
other villages only when they are in-fill opportunities or re-use of existing buildings.
Any development within the greenbelt itself is generally only supported if for forestry
or agricultural uses. The conversion of rural buildings in these villages is favoured for
employment rather than residential use.
Key Documents
Rural Workspace Strategy, NWDA (2002)

2.17

The Strategy adopted a wide definition of rural workspace. It included retail, tourist
accommodation and home-working as well as office and industrial premises.

It

pointed out that high development costs, low expected returns and the speculative
nature of demand have deterred private sector investment in rural areas.
Development is also constrained by a lack of available, serviced employment land.
Existing premises are often of poor quality and inflexible. The result is that rural
economic development is often constrained by an absence of suitable business
property.
2.18

It supported the previous Small Rural Buildings Grant Programme to help fund barn
conversions for employment use. It also identified the need to invest in sites to bring
them forward through, for example, remediation, site servicing and land assembly.
Audit of Rural Workspace North West, NWDA (2004)

2.19

This study was tasked to ascertain the scale, distribution and type of workspace in
the rural North West; the availability of stock to meet demand, and any evidence of
market failure. The study was based on a ward classification of rural/urban typology,
agreed with local authorities.

The amount of workspace was estimated from

Valuation Office rateable value data.

The workspace definition excluded retail,

leisure, specialist manufacturing and owner-occupied premises.

It focused on

businesses employing less than 50 people.
2.20

Key findings were:
A fast developing office market in the North West
Evidence of market willingness to bring forward new supply
Limited provision of light industrial space along the M6 corridor and arterial
routes crossing the motorway (especially to the north of the Cheshire)
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Limited provision of light industrial space to the west of Cheshire, around
Chester
A lack of office space, west of the M6 in Cheshire
Limited provision of industrial/manufacturing around Northwich and Middlewich.
Funding
Previous Rural Recovery Programme 2003-8
2.21

The Cheshire Rural Recovery Programme (CRRP) was created in 2001, in response
to the Foot & Mouth crisis but also as an outcome from the 2000 Rural White Paper.
The NWDA was responsible for its delivery and its approach was outlined in Regional
Rural Recovery Plan: Rural Renaissance (2003). The CRRP was approved in 2003
and allocated over £10 million under the guise of the Rural Enterprise Programme.
Key aims of the programme were to support the creation of new businesses, jobs
and workspace.

2.22

The Programme’s Rural Small Buildings Scheme funded 3276 sqm of new
workspace and 51.5 jobs.

With just over £1 million allocated to it, the scheme

levered in £4.2 million of private investment. The five year scheme ended in March
2008. Data on recipients and any outstanding enquiries has been fed into this study.
2.23

The Single Pot monies associated with this study are available to fill the gaps, which
are not being met by other funding programmes. In Cheshire & Warrington’s rural
areas, other funding opportunities include the European Regional Development Fund
(ERDF) and the forthcoming Rural Development Programme for England (RDPE).
These and their linkage to this study are summarised below.
European Regional Development Fund

2.24

The 2007-13 ERDF programme funds economic regeneration projects led by the
public sector. It only matches private sector funds if they exist in partnership with
public sector monies. The programme’s aim is to support and enhance regional
economic performance. ERDF funds are usually no more than 50.0 percent of total
project costs. All ERDF funded projects should contribute to the programme’s overall
targets: to increase jobs by 26,700; improve GVA by £1.17 billion; and reduce the
additional carbon dioxide generated from ERDF investments by 25 percent.

2.25

Themes funded by the programme fall under four priorities. Rural workspace may be
funded by Priority 4 and Action Areas 4.1 and 4.3. Under Action Area 4.1, £5.5
million is available to areas outside of Merseyside in the North West to fund
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enterprise in disadvantaged communities. It does not seek to target existing
businesses with high growth potential, but to increase levels of enterprise and selfemployment. Area Action 4.3 has £41 million allocated to areas outside of
Merseyside in the North West dedicated to ‘creating suitable employment
opportunities in the right locations…to help reduce worklessness’. It has not been
possible to clarify exactly how ERDF can link into this rural workspace project.
2.26

Disadvantaged areas are generally defined as those included in regional and subregional strategies (none of the 2006 Regional Economic Strategy target areas are in
Cheshire and Warrington). But areas with low business start-up rates (per 10,000
people) and in the top 20.0 percent most deprived are also considered.
Underperforming rural areas are not identified as a specific target area.

2.27

Ellesmere Port & Neston is the only Cheshire local authority to have significantly
lower business start-up rates compared to the regional average, based on 2006
statistics. In terms of deprivation in the study area, only parts of Congleton feature in
the top 20 percent most deprived.
Rural Development Programme for England

2.28

Aspects of the new RDPE programme (funded by the European Agricultural Fund for
Rural Development and the Treasury) have been devolved to the regions to help
modernise public sector delivery in rural areas. Each of the five sub-regions in the
North West has produced an implementation plan, tailored to their own priorities.

2.29

The implementation plan for the North West is focused on three key objectives (or
axes). There is also a fourth cross-cutting axis which outlines the LEADER approach
to be taken, to implement projects under the other Axes. The NWDA is responsible
for Axes I and III. Natural England and the Forestry Commission is implementing
Axis II:
Improve the competitiveness of farming and forestry (Axis I)
Improve the environment and countryside (Axis II)
Improve rural quality of life and diversification of the rural economy (Axis III).

2.30

The Leader approach is a delivery mechanism under the new Rural Development
Programme for England (RDPE) 2007-2013. Also known as Axis IV, the Leader
approach is not a scheme, fund or set of objectives, but is a method of harnessing
local knowledge to enable a ‘bottom up’, community led approach to delivery of
RDPE funding in rural areas. The Leader approach can be used to deliver a range of
Programme objectives, and will help achieve integration.
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2.31

Cheshire is eligible for approximately £4.8 million. Its remit is broad and Cheshire &
Warrington Rural Partnership has identified six priority measures, selected from the
national programme that include:
Vocational training and skills development
Adding value to, and developing existing products
Supporting and developing new products
Diversifying into non-agricultural sectors, particularly high value sectors
Expanding and developing micro-enterprises
Supporting tourism related activities.

2.32

Discussions with the NWDA have confirmed that the new programme will include a
new small grant allocation for rural workspace, although how much this will be is not
yet decided. The new programme will, however, be very tightly targeted to
‘agricultural holdings or members of agricultural households only’ under measure
311. It will not fund non-agricultural enterprises to deliver rural workspace.
Business Profile
State of the Rural NW, Pion Economics (2005)

2.33

The report was commissioned to inform the evidence base for the North West Rural
Delivery Framework. It makes the key point that rural areas are very variable and
should not be grouped together as one.

They accommodate a complex mix of

different characteristics. However, the traditional image of the rural economy being
dominated by agriculture is fading. In the North West, agriculture contributes only
two to three percent of total GVA, which is very low compared to the contribution
from industry (34.0 percent) and services (63.0 percent). The rural economy in the
North West contributes around £21 billion compared to £70 billion in urban areas.
2.34

VAT registration rates are lower in rural areas on the whole, but survival rates are
better. Rural areas have:
Higher proportion of businesses with lower turnovers
Higher proportion of smaller businesses
Higher proportion of older firms (over 10 years old)
More businesses per head of population (although this can be skewed by the
number of agricultural holdings).

2.35

Rural areas suffer from a loss of younger people, and continued growth in the post
retirement age group, hampering productivity.
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unemployment.

However they also have higher price inflation, higher incomes,

higher average house prices, and more deprivation in terms of access to affordable
housing.
2.36

Cheshire is stated to be the powerhouse of rural industry and services in the North
West in terms of GVA, followed by Lancashire. Across the North West, agriculture
makes the largest contribution to GVA in Cheshire (although it remains a poor
contributor overall). Looking at rural areas only, GVA per capita is higher in Cheshire
than in any other part of the North West and indeed the UK. Furthermore, the growth
in per capita GVA was highest in Cheshire (2000-02) than in any other part of the
North West.

2.37

Although, urban GVA is much greater than rural GVA, the industry profile in the two
areas is very similar. The distribution of business floorspace is also very similar
between rural and urban areas.

Average unit sizes are similar, except factories

which are on average 25.0 percent bigger in rural areas. Rural areas have older
retail and office premises, urban areas a greater proportion of older factories and
warehouses.
2.38

The agriculture; manufacturing; wholesale and retail; and finance sectors have all
declined in rural areas. Whereas construction; hotels and restaurants; transport and
communication; business services; public administration; education, health and
social work have all increased.

2.39

In summary, the key economic opportunities in rural areas include:
Encouraging better business formation rates
Improving business development and turnover growth
Developing market towns into growth poles
Diversifying the agriculture sector
Developing recreation and tourism.

2.40

Economic weaknesses include:
Poor GVA performance of agriculture
Concentration of activity away from isolated, rural areas
Narrow economic base of isolated areas
Decline in business and financial services support
Polarisation of isolated areas away from more populated areas.
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2.41

This report has recently been updated, State of the Rural North West 2008 reiterates
many of the points made above. It identifies that those districts defined by DEFRA as
rural generate 20.5 percent of the region’s economic output. They punch above their
weight compared to urban areas given their share of population (19.5 percent) and
employment (20.3 percent). They are also home to 27 percent of the region’s
businesses.

(Note: DEFRA define all the districts in Cheshire as rural, except

Ellesmere Port & Neston, Warrington is also not rural).
2.42

It goes on to indicate that certain districts (termed Rural 80) are lagging behind and
residents are at risk of falling into (often working) poverty. The only district in
Cheshire included in this category is Congleton.

2.43

Other points of note are: GVA growth is rural districts is expected to be slower than
elsewhere to 2016; rural firms use ICT less intensively; the importance of microbusinesses and howeworking to the rural economy.
Living Working Countryside, The Matthew Taylor Review of Rural Economy
and Affordable Housing, DCLG (2008)

2.44

The report reviews the needs of rural communities.

It identifies barriers to, and

opportunities for, sustainable rural economic growth. The key barriers include a lack
of appropriate premises, limited scope for expanding or modernising premises and
the inflexibility of the planning system.
2.45

The report states that many rural businesses tend to start at home, and then seek
larger premises nearby as they expand. A lack of suitable premises nearby is often a
restriction to growth. The internet and increased broadband capacity (although still
limited in some rural areas) is helping the expansion of the rural knowledge
economy, particularly in creative industries, environmental technologies and the food
and drink sectors.

2.46

The business mix in rural areas is recognised to be very similar to urban areas. But
most rural businesses are much smaller, no bigger than ten employees on average.
In fact, 31.0 percent of rural firms have no employees, compared to only 17.0 percent
in urban areas. Start-up rates are higher in rural areas compared to urban locations.
Although the picture is not so healthy in very isolated rural areas.

2.47

Ensuring a good supply of rural sites and premises is a key recommendation of the
report. Where employment land and sites are in short supply, they should not be
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surrendered for housing. Rural businesses are small and unlikely to build their own
premises and so suitable workspace also needs to be provided. Conversions and
small multi-let schemes are important as large business park developments, even
though they can often be in a rural setting, do not target conventional local rural
businesses.
2.48

The report states that the traditional role of market towns and key service centres
could be enhanced through the provision of flexible workspace.
England’s Rural Areas: Steps to Release their Economic Potential, CRC (2008)

2.49

This Commission for Rural Communities research outlines the unfulfilled potential of
rural areas. This is estimated at £236 to 347 billion/year across England. It reiterates
rural England as a place for business, showing healthy rates of homeworking, new
business start-ups, high levels of entrepreneurship and growth of small firms.
However high levels of business aspiration are not being translated into growth, while
entrepreneurship is not bringing wealth creation. Rural businesses are also struggling
to access the appropriate range of support and advice. Other obstacles to
development include restrictive planning, limited infrastructure, a lack of services and
difficulties in gaining new skills for employees.

2.50

These issues impact socially, low wages and limited opportunities mean young
people leave rural areas. This perpetuates other issues, e.g. lack of affordable
housing, over-reliance on low skilled, low paid jobs.

2.51

The research recognises how diverse rural areas area. Local solutions are needed to
create sustainable communities. Local investment is needed, from the public sector
to encourage more private sector contribution.
Public Sector Stakeholders

2.52

A number of stakeholders had views about the supply and demand for rural
workspace. Although many more felt they had insufficient knowledge to comment
properly. Factors constraining supply are shown in Table 3, demand issues in Table
4.
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Table 3 – Rural Workspace Constraints
Organisation

Comment

CCC Land Estates

Local authority planning constrains development
Lack of funding
New business rates legislation

Rural Planning
Facilitation Service

Residential conversion is more profitable
Restrictive local planning which includes highways issues

Rural Enterprise
Gateway

Despite demand, low expected rents, particularly for industrial
space, does not make investment viable

NFU

Local authorities do not encourage rural workspace
development as there is felt to be sufficient in urban areas
Farmers suffer from a lack of funding
Restrictive local planning
Farmers lack the time to pursue property development

Source: BE Group 2008

Table 4 – Demand for Rural Workspace
Organisation

Comment

CCC Land Estates

Enquiries have increased over last 12 months
Unit sizes requested on average has fallen
Small industrial workshops always let

Rural Enterprise
Gateway

Good level of demand
There is a need for public sector support

NFU

Little interest from farming community to create rural workspace
Prefer to sell off to developer, as lack appropriate skills and time
Farmers need more support to encourage them to convert
space themselves

CCC Business
Generation Centres

Greatest scope to build rural workspace to address market
failure is in Malpas and Tarporley, and potentially Frodsham and
Helsby

Source: BE Group 2008

Weaver Valley Regional Park
2.53

One of Cheshire’s key regeneration initiatives is the Weaver Valley Regional Park
(WVRP). The WVRP (see Figure 1) runs through central Cheshire, from Runcorn
(the mouth of the River Weaver) in the north to Audlem in the south. Hence is
particularly closely aligned to this study, given the nature of the rural study area
being used – the WVRP includes the KSCs of Frodsham, Middlewich, Sandbach and
Nantwich.

2.54

The findings of the Weaver Valley Economic Background Report July 2008 confirm
that the Weaver Valley area is already a major contributor to the sub-regional
economy and that it is, in many respects, a strong economic performer. However, the
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area faces several challenges. For example, employment in manufacturing, which
makes up a much larger share of the economy than elsewhere in the UK, has
declined sharply over the last few years and this trend is expected to continue.
2.55

Jobs in Congleton and Vale Royal, although not Crewe & Nantwich local authority
areas, fall far short of the local labour supply. There is a need for major job creation
in these areas if the whole Weaver Valley economy is to prosper.

2.56

Deprivation is another important issue: a disproportionately large number of
Cheshire’s deprived areas fall within the WVRP. This deprivation in part reflects the
relatively high rates of worklessness, which in turn is partly a consequence of lower
qualifications and skills. If WVRP’s economy is to realise its full potential, many of the
economically inactive residents need help to access jobs.

Figure 1 – The Weaver Valley Regional Park

Rural Empowerment Hubs
2.57

Cheshire County Council is working with the Northern Marches Leader+ programme,
funded by Interreg, to create a network of rural empowerment hubs. This is a cross
border initiative, linking south west Cheshire to Shropshire. The aim is to create six
centres, these will provide a range of community services but it is hoped to make
them more sustainable by incorporating workspace. There is up to £40,000 available
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for building refurbishment, plus another £8000-10,000 for equipment. There are no
preferred locations yet, but it hopes to create synergy with the outcome of this study
and the associated funding programme.
Cheshire Community Action
2.58

In a similar vein, Cheshire Community Action (CCA) is looking to achieve new
workspace in rural areas.

CCA is a sub-regional charity that supports rural

community development, including regeneration through business. Part of its
ChangeUp initiative is to create two centres, one near Chester, the other near
Macclesfield.
Summary
2.59

Addressing market failure (of which there are numerous types) is a key rationale of
this study, especially in terms of satisfying the NWDA’s Transformational Actions 56
and 119, which aims to strengthen the role of the KSCs.

2.60

The delivery of modern, flexible workspace is recognised strategically to be a key
instrument in creating strong, diverse and sustainable rural economies. Based on
DEFRA’s definition of rurality, the most rural KSCs are Malpas and Tarporley;
followed by Frodsham, Culcheth, Lymm, Bollington and Holmes Chapel.

2.61

This study updates and adds to two previous rural workspace related studies in the
North West. These showed a lack of light industrial space across the study area; a
private sector willing to develop offices, but yet a shortage still in West Cheshire.
Another recommendation is for enterprise centres to be built in KSCs.

2.62

Rural businesses are recognised to be smaller than their urban counterparts.
However their industry sector make-up is broadly similar.

2.63

The previous Rural Enterprise Programme used £1 million to successfully fund 3276
sqm of workspace, creating 51.5 jobs and leveraging in £4.2 million of private sector
investment.

2.64

The new £4.8 million RDPE programme for Cheshire and Warrington, will deliver a
broad package of tailored support but for agricultural businesses only. ERDF may
support rural workspace projects under Area Actions 4.1 and 4.3. Other initiatives
that the ensuing funding support, that is guided by this report, should be cogniscent
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of are: Rural Empowerment Hubs, Change Up, and the Weaver Valley Regional
Park.
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3.0

SUPPLY
Introduction

3.1

This section describes the amount, type and quality of workspace in the study area.
It draws some conclusions as to where there may be an under-supply of workspace
in the rural areas. Drawing on socio-economic statistics and an analysis of marketed
vacant business premises to build the picture.

3.2

The focus of this study, as stated in the previous section, is upon the needs of small
businesses as they represent the majority of rural firms. Understanding the property
supply available to them is the key aim of this section. There are three strands to the
property supply analysis:
The amount of workspace (by premises numbers and floorspace) across the
study area, to understand total supply
The number and size of multi-let schemes catering for micro businesses, in
both urban and rural parts of the study area
The amount and quality of marketed vacant workspace in the rural area only.
It is highly recommended that the analysis is read with the study area map in view (at
Appendix 2).

The boundary of the study area is unusual, and the differences

between urban and rural can only really be appreciated visually.
3.3

To reiterate, workspace is defined here as industrial and office units (use classes B1,
B2 and B8). It does not, for example, include leisure, retail or agricultural premises
unless they happen to be a component of a larger predominantly industrial or office
scheme.

3.4

For the purposes of this study, multi-let schemes are defined generally as:
Either industrial units (0-300 sqm) or office units (0-200 sqm) or a mix
Sub-divided into at least four units suitable for different occupiers
Generally the scheme/building is in one ownership – although there may be
instances where individual units have been sold freehold
Can be either one premises, e.g. Sandbach Business Centre, or a range of
buildings within a distinct development, e.g. Somerford Business Court
All serviced schemes are included, e.g. offer all-inclusive charges and/or
short term leases/licences for less than one year.
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3.5

The size bands used above are based on the Department of Trade & Industry’s
definition of micro-businesses (that they have 0-9 employees) and English
Partnerships’ researched (2001) employment densities of 32 sqm/person for small
industrial units and 19 sqm/person for offices. Rounding (of the 9 x 32 sqm and 9 x
19 sqm) results in the upper limit chosen for the unit size bands of 300 sqm for
industrial and 200 sqm for offices.
Study Area Workspace Supply

3.6

The Valuation Office provides data on hereditaments at MSOA level. Hereditaments
are premises liable for business rates. They can be a group of buildings, a single
building or a property within a building. It gives a good indication of how many
business premises (and floorspace) there are in an area. The data used comprises
industrial (factory and warehouses) and office premises only. It includes premises of
all sizes, not just those suitable for small businesses. It also excludes agricultural
buildings, retail and leisure premises.

3.7

An analysis of hereditament data (2007 is the latest data available) shows that there
are 13,269 premises, totalling 8.8 million sqm in Cheshire & Warrington. Just over
half (51.0 percent of premises, 55.0 percent of floorspace) is in the excluded major
towns and cities (identified in the Introduction).

3.8

Excluding the major towns and cities, leaves 6530 business premises (2856 – office,
3674 – industrial) making up 4.0 million sqm of floorspace in the study area alone.
This is split between urban and rural. The urban area accommodates 3543 business
premises and 2.1 million sqm. In the rural area alone (only the green areas on the
study area map), there are just under 2987 premises totalling 1.9 million sqm (21.6
percent of the total floorspace). This 1.9 million sqm of rural floorspace is split:
1.54 million sqm industrial
0.32 million sqm office
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Table 5 – Distribution of Workspace
Area

No. Business
Premises

Cheshire & Warrington

Total B1, B2, B8
Floorspace,
sqm million

13,269

8.8

Major Towns & Cities (Excluded)

6739

4.8

Study Area Total

6530

4.0

Urban

3543

2.1

Rural

2987

1.9

Source: Valuation Office 2007

Sub Area Socio-Economic Analysis
3.9

The lowest possible geography at which to compare hereditament data and socioeconomic statistics is at MSOA level. Although the Census is seven years old, it
offers the most comprehensive analysis of socio-economic activity at MSOA level.
Local authority areas have been sub-divided to understand in more detail what is
happening at the local area. It proved too cumbersome and of no added value to
analyse each MSOA individually. The areas of analysis used are shown in Appendix
3. The comparable averages for Cheshire and Warrington and the North West are
also shown. However it should be remembered that these will be relatively good (in
comparison) because not all urban areas have been excluded.

Obviously these

settlements will be home to a substantial amount of floorspace.
3.10

Table 6 shows the amount of floorspace per economically active resident in different
parts of the study area (both rural and urban, but disregarding the excluded areas).
Four areas accommodate below average workspace compared to the study area’s
average: Vale Royal West, Ellesmere Port & Neston West, Macclesfield East and
Warrington Hinterland.
Table 6 – Number of Economically Active Residents vs. Workspace
Area

Amount of Floorspace
(sqm) per Economically
Active Resident

Vale Royal West – Area 11

7

Ellesmere Port & Neston West – Area 1

13

Macclesfield East – Area 8

16

Warrington Hinterland – Area 12

16

Chester North – Area 2

18

Macclesfield West – Area 9

18

Study Area Average

18
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Area

Amount of Floorspace
(sqm) per Economically
Active Resident

Crewe & Nantwich East – Area 5

19

Congleton South West – Area 6

20

Congleton North East – Area 7

20

Chester South – Area 3

21

Vale Royal East – Area 10

24

Cheshire & Warrington Average

26

North West Average

26

Crewe & Nantwich West – Area 4

30

Source: Census 2001 and Valuation Office 2007

3.11

Table 7 compares the amount of workspace to number of residents who are selfemployed. Seven areas accommodate less workspace compared to the study area’s
average. Vale Royal West scores the worst.
Table 7 – Number of Self Employed Residents vs. Workspace
Area

Amount of Floorspace
(sqm) per Self Employed
Resident

Vale Royal West – Area 11

43

Macclesfield East – Area 8

86

Macclesfield West – Area 9

86

Chester South – Area 3

87

Ellesmere Port & Neston West – Area 1

90

Crewe & Nantwich West – Area 4

94

Crewe & Nantwich East – Area 5

102

Study Area Average

107

Warrington Hinterland – Area 12

112

Chester North – Area 2

118

Congleton North East – Area 7

136

Vale Royal East – Area 10

157

Congleton South West – Area 6

168

Cheshire & Warrington Average

219

North West Average

233

Source: Census 2001 and Valuation Office 2007

3.12

Finally, Table 8 compares the amount of workspace to the number of highly qualified
residents (defined to be those with qualifications at level 4/5).
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accommodate less workspace compared to the study area average. Again, Vale
Royal West scores the worst.
Table 8 – Number of Highly Qualified Residents vs. Workspace
Area

Amount of Floorspace
(sqm) per Resident with
Level 4/5 Qualifications

Vale Royal West – Area 11

15

Crewe & Nantwich West– Area 4

32

Crewe & Nantwich East – Area 5

37

Warrington Hinterland – Area 12

38

Chester North – Area 2

44

Macclesfield East – Area 8

45

Study Area Average

47

Macclesfield West – Area 9

51

Chester South – Area 3

52

Congleton South West – Area 6

59

Congleton North East – Area 7

60

Vale Royal East – Area 10

76

Ellesmere Port & Neston West – Area 1

78

Cheshire & Warrington Average

81

North West Average

97

Source: Census 2001 and Valuation Office 2007

3.13

Overall, this analysis highlights areas, which theoretically have an undersupply of
workspace:
Vale Royal West – Area 11: comprising settlement such as Frodsham, Helsby
and Tarporley
Macclesfield East – Area 8: rural area immediately surrounding Macclesfield.

3.14

To a lesser extent:
Ellesmere Port & Neston West – Area 1: comprising settlements such as
Neston, Ness, Willaston and Hooton
Chester North – Area 2: comprising settlements such as Kelsall, Tarvin and
Mollington
Crewe & Nantwich West – Area 4: comprising settlements such as Bunbury,
Radmore Green, Wrenbury, Audlem
Crewe & Nantwich East – Area 5: comprising settlements such as Nantwich,
Wybunbury, Haslington, Worleston
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Macclesfield West – Area 9: comprising settlements such as Wilmslow,
Alderley Edge and Knutsford
Warrington Hinterland – Area 12: rural area surrounding Warrington,
comprising settlements such as Lymm, Culcheth, Winwick, Appleton Thorn
and Stretton.
Marketed Property Supply
3.15

A schedule of the marketed floorspace (as at September 2008) in the rural part of the
study area has been compiled from site surveys, property databases, a trawl of
commercial property agents and consultation with other stakeholders.

The

schedules for both industrial (including warehouses and workshops) and office
premises are included in Appendix 4.
Industrial
3.16

Table 9 shows that there is some 13,066 sqm of marketed industrial floorspace,
made up of 27 premises – very little considering the size of the rural area. In fact,
this represents only 1.3 percent of industrial premises, and 0.8 percent of industrial
floorspace in the rural area (based on the stock of floorspace identified by the
Valuation Office).

3.17

Only six of the vacant premises are under 100 sqm. Most are in the region of 1001000 sqm. The number of marketed premises tails off towards the larger size bands.
The largest unit being marketed is 2619 sqm at Crewe Hall Enterprise Park.
Table 9 – Amount of Marketed Vacant Industrial Property
Size Band,
sqm

0-100

101200

201500

5011000

10012000

20015000

500110,000

Total

Floorspace,
sqm

250

1245

1785

3261

1803

4722

0

13,066

Number of
Premises

6

8

5

5

1

2

0

27

Source: BE Group 2008

3.18

Table 10 shows that most of the marketed industrial premises are in Chester (Malpas
and Capenhurst) and Crewe & Nantwich (Crewe Hall and Radway) local authority
areas.
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Table 10 – Location of Marketed Vacant Industrial Property
Area

Number

Chester

8

Congleton

2

Crewe & Nantwich

10

Ellesmere Port & Neston

0

Macclesfield

5

Vale Royal

1

Warrington

1

Total

27

Source: BE Group 2008

3.19

Most of the vacant industrial premises are secondary accommodation returning to the
market. They are split between moderate and budget quality. There are no freehold
premises available, all are leasehold.

Tables 11, 12 and 13 summarise this

assessment.
Table 11 – Type of Marketed Vacant Industrial Property
Type

Modern

Secondary

Conversion

0

23

4

Number of Premises
Source: BE Group 2008

Table 12 – Quality of Marketed Vacant Industrial Property
Quality
Number of Premises

Good

Moderate

Budget

0

19

8

Source: BE Group 2008

Table 13 – Tenure of Marketed Vacant Industrial Property
Tenure

Freehold

Leasehold

Either

0

27

0

Number of Premises
Source: BE Group 2008

Offices
3.20

Table 14 provides a breakdown of the marketed vacant office space. In total there
are 139 premises, comprising 24,879 sqm. This represents 12.0 percent of all office
premises and eight percent of the total office floorspace in the rural area (according
to 2007 Valuation Office data).
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3.21

40.0 percent of the premises are 100 sqm or less.

There are only six offices

available that are larger than 500 sqm, and only one above 1000 sqm. It should be
noted that many office premises are advertised as having flexible size options – the
smallest subdivided unit sizes have been included here.
Table 14 – Amount of Marketed Vacant Offices

Floorspace,
sqm
Number

0-50

51100

101200

201500

5011000

10012000

20015000

500110,000

882

1642

4586

12,725

3650

1394

0

0 24,879

32

23

30

48

5

1

0

0

Total

139

Source: BE Group 2008

3.22

Table 15 shows that 26.6 percent of the marketed office premises are in Macclesfield
local authority area. Ellesmere Port & Neston local authority area also has a lot, but
they are all at one location only: Oaklands Office Park (two schemes). The other
areas form a secondary tier, with all having 8-18 units available.
Table 15 – Location of Marketed Vacant Offices
Area

Number

Size range, sqm

Chester

15

37 - 687

Congleton

18

20 - 936

Crewe & Nantwich

18

14 - 724

Ellesmere Port & Neston

27

10 - 230

Macclesfield

37

31 - 1394

Vale Royal

16

17 - 425

Warrington

8

25 - 425

139

10 - 1394

Total
Source: BE Group 2008

3.23

Table 16 shows that the marketed offices are overwhelmingly of good quality. This is
largely due to a number of new schemes that have recently been built.

These

include Portal Business Park, Tarporley; Mallory Yard, Mobberley; Oaklands Office
Park, Hooton and Crewe Hall Farm, just outside Crewe. No budget accommodation
is available.
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Table 16 – Quality of Marketed Vacant Offices
Quality
Number of Premises

Good

Moderate

Budget

100

39

0

Source: BE Group 2008

3.24

The available office premises are fairly evenly split between modern, secondary and
converted accommodation (Table 17).
Table 17 – Type of Marketed Vacant Offices
Type
Number of Premises

Modern

Secondary

Conversion

63

26

50

Source: BE Group 2008

3.25

Most office premises are offered on a leasehold basis (Table 18). However, there is
good availability of freehold premises, albeit mostly in the larger size ranges (117936 sqm).
Table 18 – Tenure of Marketed Vacant Offices
Tenure
Number of Premises

Freehold

Leasehold

Either

1

98

44

Source: BE Group 2008

Summary
3.26

There are 6530 premises comprising 4 million sqm of B1, B2, B8 floorspace in the
study area. This excludes 55.0 percent of the floorspace in Cheshire and Warrington
which is in settlements excluded from this study:
Chester
Crewe
Ellesmere Port
Handforth
Macclesfield
Northwich
Warrington
Winsford.
Of the remaining floorspace, 52.5 percent is in urban areas, 47.5 percent in rural.
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3.27

The comparison of the amount of floorspace (in total) against socio-economic
statistics (number of economically active, self-employment and qualifications) shows
that there are potentially shortages in:
Vale Royal West
Macclesfield East
The next tier of areas with potential shortages are:
Ellesmere Port & Neston West
Chester North
Crewe & Nantwich
Warrington Hinterland
Macclesfield West

3.28

In the rural area there are only 27 vacant industrial premises totalling 13,066 sqm.
This is just 0.85 percent of the total floorspace. There is limited small space (0-100
sqm) available; few options above 1000 sqm; nothing in Ellesmere Port & Neston,
Vale Royal or Warrington; nothing modern, good quality or available freehold.

3.29

In comparison there are 139 office suites totalling 24,879 sqm: an equivalent vacancy
rate of 7.66 percent of the total floorspace. This is well distributed geographically,
and offers a full range of quality and tenure options. This is summarised in Table 19.
Table 19 – Rural Workspace Supply
Type

Total
Floorspace
Stock, sqm

Total
Premises
Stock,
number

Vacant/
Marketed
Floorspace,
sqm

Floorspace
Vacancy
Rate,
percent

Vacant/
Marketed
Premises,
numbers

Premises
Vacancy
Rate,
percent

Office

325,000

1167

24,879

7.66

139

11.91

Industrial

1,540,000

1820

13,066

0.85

27

1.48

Total

1,865,000

2987

37,945

2.03

166

5.56

Source: Valuation Office 2007/BE Group 2008
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4.0

DEMAND
Introduction

4.1

This section analyses demand for business premises in the study area. It comprises
analysis of the public sector’s property enquiries monitoring data; comments from
commercial agents and property developers about the premises being marketed in
rural areas; and looks at the performance of multi-let schemes. The section ends
with information on general national property and business trends. The credit crunch
has put a brake on some of these trends, but it is assumed that this will be a
relatively short term effect, and the economy will revert to the longer term forecasts
predicted.
Public Sector Property Enquiry Analysis

4.2

Businesses in the study area can make enquiries for sites and premises using the
internet-based Evolutive system, which is managed by Cheshire County Council. An
analysis of enquiries (over a four year period) between 2004 and 2007 is shown in
the following tables.

4.3

For the whole of Cheshire and Warrington, Tables 20 and 21 show that over the four
years, demand for industrial premises has consistently been just below the level for
offices.

Enquiries for both have dropped over the period, although there was a

marginal increase for offices in 2006.
4.4

Businesses from Chester and Vale Royal local authority areas made the most
enquiries over the period. Vale Royal, Chester and to a lesser extent Warrington and
Crewe & Nantwich local authority areas generated the most industrial enquiries. The
same four districts also generated the most office enquiries, although in a slightly
different order: Vale Royal, Chester, Crewe & Nantwich, and then Warrington.
Table 20 – Analysis of Industrial Enquiry Source
Area

Industrial Enquiries

Total

2004

2005

2006

2007

Vale Royal

99

47

61

33

240

Chester

72

48

50

38

209

Warrington

31

34

42

44

151

Crewe and Nantwich

44

58

20

25

147

Congleton

45

23

20

18

106

Macclesfield

21

19

16

23

79
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Area

Industrial Enquiries
2004

2005

2006

2007

17

11

25

24

77

333

241

236

205

1016

Ellesmere Port and Neston
Total

Total

Source: Cheshire County Council 2008

Table 21 – Analysis of Office Enquiry Source
Area

Office Enquiries

Total

2004

2005

2006

2007

126

54

75

60

315

Chester

89

55

51

61

256

Crewe and Nantwich

63

56

35

34

188

Warrington

27

26

52

30

135

Macclesfield

38

22

16

16

92

Congleton

40

19

11

17

87

5

10

18

24

57

388

242

258

242

1131

Vale Royal

Ellesmere Port and Neston
Total

Source: Cheshire County Council 2008

4.5

It is difficult to draw conclusions from this data, as this analysis assumes that all the
local authorities areas’ businesses know and use equally well the Evolutive system,
when this is unlikely to be the case. Enquiry logging can also depend on staffing
resources in each LA and this can vary at different times. A further caveat to be
aware of is that the enquiries are for each local authority area as a whole. It takes no
account of the settlements excluded from Cheshire and Warrington in this study. Nor
is it possible to distinguish demand between urban and rural areas within the study
area. Consequently the enquiry statistics should be treated with caution and used for
guidance only.

4.6

Table 22 analyses the preferred destination of the enquiry (the previous two tables
considered the geographic source of the enquiry). It shows that most enquiries over
the period were for locations in Vale Royal, Chester, followed by Crewe & Nantwich
local authority areas. Unsurprisingly these match the enquiry source trend.
Table 22 – Analysis of Enquiry Destination 2004-07
Area of Interest

Office

Industrial

Total

Vale Royal

275

179

454

Chester

120

133

253
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Area of Interest
Crewe & Nantwich

Office

Industrial

Total

100

120

220

Warrington

93

105

198

Congleton

65

75

140

Ellesmere Port & Neston

49

77

126

Macclesfield

28

38

66

Source: Cheshire County Council 2008

Private Sector Stakeholders
4.7

The views of property agents and developers have been summarised in a series of
tables. Due to the study area’s size, there are numerous agents and developers with
interests across Cheshire and Warrington. This section seeks to bring together their
views on the property market. A list of consultees is included at Appendix 1.
Office Market

4.8

Table 23 provides a breakdown of comments about the office market.
Table 23 – Commercial Agent and Developer Comments – Office
Area
Covered

Contact

Comment

Cheshire
Wide

National Agent

Not overly familiar with Cheshire other than a few
schemes
Not sure any more small business space is needed
around Sandbach. Edwin Foden Centre in
Sandbach is struggling – mix of small and medium
sized office units. Undergoing refurbishment
programme at the moment but still under-occupied.
Location and accessibility is important
Equally, rural office scheme near Wilmslow
(modern farm conversion) has been vacant for a
year. Units are too large (200-500 sqm) and there
are few enquiries in this size range
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Area
Covered

Contact

Comment

Cheshire
Wide

Regional Agent

North East Cheshire (Knutsford/Macclesfield)
market is looking after itself. Focus should be on
Cheshire’s central belt – Frodsham down to
Middlewich area. Congleton well catered for,
although is largely in 200 sqm plus units. Lack of
serviced employment land to bring forward
development across Cheshire. Would advise
improving existing employment areas rather than
building new. No-one building speculatively – too
risky for private sector. Best to make existing
supply work better
Rural schemes around Chester are working well –
market is delivering. They only remain vacant
when quality is an issue. Rents in the region of
£130-150/sqm. Rural schemes always do well, but
low expected rents in some areas, mean market is
not bringing schemes forward. Private sector less
keen on serviced office space due to the
uncertainty of demand and low rents in rural areas.
When economy picks up, there will be a shortage
of rural schemes in Cheshire
Small business centre could work in
Frodsham/Middlewich/Winsford/Helsby area –
economy is improving there and increased demand
expected
Office market has dropped but not as bad as
reported. Public sector still need space, businesses
downsizing, etc. Environmental setting and quality
of life choices are still factors

Regional Agent

Still enquiries for good quality space in Nantwich
area. Small serviced schemes remain popular.
Scope to deliver rural, high quality units in region of
30-40 sqm in rural areas. Private sector less likely
to do this, especially in current times. Freehold
demand has dried up, as no lending available.
Developers not doing rural schemes at present as
very cautious of market, expected rents and
demand.

National Agent

Demand for top quality offices has dropped, as
occupiers are looking for better value
accommodation. Rents are stable at the moment,
other incentives are offered instead. Rural
workspace is still in demand, as a niche sector, but
the market is not growing.

National Agent

There is still a niche market for rural workspace. In
some way protected from economic changes as a
very particular product that certain occupiers are
looking for. Rural office schemes work better when
they are nearer to towns/service centres, rather
than being very isolated.
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Area
Covered

Contact

Comment

Local Developer

Office market is predominantly about catering for
small occupiers, especially those
businesses/workers who don’t wish to commute to
Manchester every day. But access to Manchester
is very important. Seeing an increase in small
businesses/satellite offices leaving Manchester City
Centre. Congestion charge likely to push a number
out. Restricted in doing new developments as
funds have dried up

National Developer

Not looking to do any speculative schemes at the
moment in Cheshire and Warrington – no funding
and no demand

Local Developer

Credit crunch has hit development hard. Market
has gone quiet and not looking to do any more
speculative developments. Not looking to expand
project portfolio. Lettings market is stable, but
potential occupiers negotiating rents down. New
vacant business rates legislation has also made
things hard

Chester

Local Agent

Office market weaker than industrial. There is
enough rural, high quality, office accommodation in
and around Chester. No need for more schemes
at present. There are numerous development
opportunities available at the moment, but very little
interest to build speculatively in current climate

Congleton

Sub-regional
Developer

Market is sustaining enquiries from small start-up
businesses, but is down overall. Has started to
sub-divide large office units to satisfy the market.
Not looking at any other developments in the area
at the moment. Waiting to see what market does

National Developer

Recently completed a scheme in Sandbach but it
isn’t performing as well as expected. Units start at
20 sqm but can be combined to make larger units.
Enquiries for high quality B1 has decreased. No
further developments in pipeline, due to economic
uncertainty

Local Agent

Office market very quiet and few enquiries. Plenty
available on market at the moment, of varying size
and quality. Larger units are being sub-divided to
increase letting potential. No demand at the
moment to justify building more

Regional Agent

Prestige 200-300 sqm offices in Holmes Chapel
have leased/sold well. New scheme has performed
very well

Regional Agent

Lack of freehold premises across Cheshire, but
demand now waning as difficult to secure
commercial mortgages. Rental market much
stronger
Plenty of serviced offices in and around Sandbach.
Potential to do more in Alsager, supply is a bit thin.
Schemes more likely to do well in south east
Cheshire. Plenty of office space, supply not shifting
in Congleton and includes sub 100 sqm units
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Area
Covered

Contact

Comment

Regional Agent

Sandbach town centre serviced office space is
constrained by poor parking and access. Schemes
on outskirts are performing better
Wouldn’t advise new development in current
climate – especially speculatively. Best to focus on
improving existing stock. Expects more premises
to become vacant in coming months. A serviced
office scheme would probably work, but only
because it would take occupiers from elsewhere

Crewe &
Nantwich

Rural Scheme
Operator

Owns two rural schemes, one catering for small
office space. Both get good enquiries and are fully
let. Doesn’t feel rural market is being affected by
economic downturn yet

Ellesmere
Port &
Neston

Local Agent

Rural serviced office schemes are best
accommodated in towns and villages. Access is
constrained in more isolated rural areas. Fair
amount of space available in area, which is taking
time to let

Macclesfield

Regional Developer

Still good demand for small offices (20-50 sqm).
Sub-dividing a number of larger units in and around
Wilmslow to feed this market. Comprised largely of
downsizers and entrepreneurs, seeking short-term
flexible leases

National Agent

Rural specialist. Office enquiries have declined, for
all sizes. More could be provided in Alderley
Edge/Chelford (up to 100 sqm) as schemes are
performing well, but private sector is catering
adequately for this. Rents are expected to fall in
urban areas, particularly Knutsford as there are a
few vacant units and owners being hit by empty
buildings tax changes

National Agent

Large offices in Chelford (700-800 sqm) are
sticking – a few enquiries received but have
decreased infrequency over last six months.
Enquiries mainly from local businesses

South East
Cheshire

Local Agent

Serviced offices still letting well, despite falling
enquiries. Recent town centre scheme in Nantwich
went very well. Rural schemes are maintaining
enquiry levels. Small offices up to 100 sqm are
most popular. Quality, access to parking and
broadband is essential. Premises staying vacant do
so because they area either poor quality, too
expensive or have no car parking. Potential
occupiers in position to bargain for better prices

Warrington

Local Agent

Good levels of enquiries from local businesses for
start-up serviced office space. Despite this, space
is slow to let. Access to broadband is difficult for
some rural schemes, which deters potential
occupiers

Regional Agent

Good enquiries for small rural office schemes, but
are still taking a while to let. Interest from
businesses wanting to relocate from established
business parks, due to high rates
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Area
Covered

Contact

Comment

Local Agent

Slow market for premises above 450 sqm.
Enquiries have dropped in last six months but not
as bad as reported. Sub 100 sqm market has also
gone quiet. Low movement in this size band.
There are also fewer new businesses starting up in
area. £140-160/sqm
Around Warrington, rural market is negligible.
There are several good office schemes in and
around Lymm where rural market is starting to take
off, as it is close to motorway, etc.

Source: BE Group 2008

4.9

Although, office enquiries have fallen as a result of the credit crunch, there is still
demand for small, high quality, start-up space, particularly up to 100 sqm. There has
been an increasing number of businesses downsizing (due to current economic
concerns), stabilising demand for such space. In response, a number of owners and
developers are sub-dividing space to satisfy demand. Freehold demand has fallen
off more than leasehold.

4.10

Enquiries have dropped the greatest for larger units (above 500 sqm), but agents feel
that public sector occupiers (largely unaffected by the economic downturn) will
continue to support this market. Speculative schemes are therefore being put on
hold, as developers seek to protect themselves against market uncertainty. Agents
also advise that new schemes should not be built. Agents also expect the market to
get worse before it gets better.

Development should be focused in and around

KSCs.
4.11

In Congleton, demand is down across all sectors of the office market. Although there
is enough supply and existing schemes are struggling. Macclesfield is felt to be selfsufficient, enough premises are being brought to the market to meet demand.

4.12

The Chester market continues to perform well.

Rural schemes are popular.

In

Warrington, the rural market is embryonic. There is good interest in rural workspace
schemes around Lymm, although some units are still sticking.
4.13

There were few comments about Crewe & Nantwich, the southern part of Chester,
Vale Royal and Ellesmere Port & Neston, perhaps indicating that there is less activity
in the office market in these areas.
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Multi-let Office Scheme Performance
4.14

To understand agent and developer comments in more detail, the performance of
multi-let schemes in both urban and rural areas in each local authority area are
shown in Table 24. All are contained in a database of rural workspace at Appendix 4.
For the purposes of this study, multi-let schemes are defined generally as:
Either industrial units (0-300 sqm) or office units (0-200 sqm) or a mix
Sub-divided into at least four units suitable for different occupiers
Generally the scheme/building is in one ownership – although there may be
instances where individual units have been sold freehold
Can be either one premises, e.g. Sandbach Business Centre, or a range of
buildings within a distinct development, e.g. Somerford Business Court
All serviced schemes are included, e.g. offer all-inclusive charges and/or
short term leases/licences for less than one year.

4.15

The multi-let schemes shown is not a totally comprehensive list, it is a selected
sample. Obviously in a study area of this size it is not possible within this study remit
to identify everything. Nor would it be possible to get the required information on all
schemes, e.g. some landowners will not co-operate. However this remains a good
sample of the schemes out there. It is also true to say that the rural area selection is
more comprehensive that the urban. Primarily because there are less schemes in
rural areas. But also because they tend to be easier to identify, as they often stand
alone, rather than being incorporated within the clutter of a built-up environment.
Table 24 – Office Multi-Let Scheme Performance
Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

Comment

Bellmeadow
Business Park,
Pulford

5400

20
(80-500)

100

New scheme
£130-150/sqm
Prestigious

Mollington Grange,
Mollington

1200

8
(80-250)

100

High specification
£130-150/sqm
nd
2 Phase proposed
of 2500 sqm

New Russia Hall,
Gatesheath

3000

4
(60-1000)

98

360

6
(50-66)

50

Chester
Rural

Century House,
Tattenall
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Scheme Name

Golborne Bridge
Farm Business
Park, Golborne

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

5500

6
(70-159)

20

Comment

* Lea Hall Farm has consent for warehouse and office conversion, Grosvenor Estate – no
further information available
** Information not secured for Chowley Oak Business Park, New Russia Hall and Worley
Court in Tattenhall from Bolesworth Estates
Urban
None (however only a small urban area in the district that is not excluded)
Congleton
Rural
Chancellor
Formecon,
Dragon’s Wharf,
Sandbach

250

12
(10-60)

100

Serviced offices
£50-250/week
Secondary

Somerford
Business Court,
Holmes Chapel
Road, Congleton

900

8
(65-165)

100

Good quality
conversion
Flexible leases
Looking to expand

Wheelock Heath
Business Centre,
Wheelock Heath,
Sandbach

140

5
(20-30)

100

£110/sqm

Radway House,
Radway Green,
Alsager

1450

73
(10-1450)

96

Serviced
£110-160/sqm
Flexible leases

The Courtyard,
Radway Green,
Alsager

2100

20
(5-70)

76

Good quality
Flexible leases

Jodrell House,
Macclesfield Road,
Holmes Chapel

1200

4
(270-600)

50

£85/sqm
Let on floor by floor
basis
Potential
redevelopment
opportunity
Secondary

John Bradshaw
Court, Alexandria
Way, Congleton
Business Park

6000

15
(100-1000)

45

New build
£150/sqm
Good quality

Whiteside Office
Scheme, Station
Road, Holmes
Chapel

1500

6
(200-400)

30

New build
£155/sqm
Good quality

4645

(14-465)

100

Good Quality

Urban
Riverside and
Meadowside,
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Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

Comment

Sandbach
Enterprise Centre

650

14
(15-150)

94

Serviced
£279/sqm
Owned by Congleton
Borough Council

Victoria Building,
Congleton

200

9
(25)

89

Owned by Congleton
Borough Council
£80/sqm
Moderate

Universal House,
Midpoint 18,
Middlewich

2500

Not known

85

Serviced

Bradwell Court,
Sandbach

1276

5
(85-440)

78

Moderate quality
Secondary

Congleton
Business Centre

440

8
(11-86)

50

Mixed-use
Managed by Cheshire
County Council

Verity Court,
Midpoint 18,
Middlewich

1200

7
(200-300)

33

Good quality

Edwin Foden
Business Centre,
Moss Lane,
Sandbach

4000

12
(33-800)

25

Recently refurbished
£125/sqm

300

5
(50-80)

0

Mountbatten Way,
Congleton

The Hollies,
Sandbach

Investment needed
Secondary
Converted house
£90/sqm

Washford Mill, Sunnyside Mill – no information available
Crewe & Nantwich
Rural
Spring Farm
Business Centre,
Minshull Vernon

1100

5
(150-250)

100

Conversion
Good quality

Stapeley
Technology Park,
London Road,
Nantwich

4650

4
(100-2200)

100

Good quality
Potential to expand

Willaston House
Business Centre,
Crewe Road,
Nantwich

250

4
(50-90)

68

Serviced
On-site nursery
£340/sqm

Crewe Hall,
Weston Road

1600

12
(15-300)

46

£260/sqm for serviced
units

Crewe Hall Farm,

2600

6

0
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Scheme Name

Total
Floorspace,
sqm

Weston Road

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

(200-800)

Comment
conversion
£188/sqm

* Information not available for Doddington Park Farm, Bridgemere
Urban
Lindum House,
Nantwich

280

15
(10-52)

87

Serviced offices

George House,
Barony Park,
Nantwich

1250

9
(80-140)

83

Alvaston Business
Park, Nantwich

3000

17
(150-280)

65

Chapel Court,
Nantwich

1000

4
(210-260)

0

Webb House,
Nantwich

138

6
(10-30)

0

The Business
Centre, Hooton

1500

38
(10-2500)

88

Good quality
£290-325/sqm
Serviced offices

Oak Tree Court,
Mill Lane, Ness

200

9
(22)

22

£325/sqm
Moderate
Serviced

Oaklands Office
Park, Hooton

3000

7
(250-500)

0

1000

5
(15-250)

100

Monks Heath Hall
Workshops,
Chelford Road,
Nether Alderley

860

11
(25-130)

87

Conversion
Good quality
£140/sqm

Gawsworth
Business Court,
Shellow Farm,
North Rode

920

6
(90-200)

78

Conversion
£130/sqm
Good quality

1000

6
(70-250)

74

Conversion
Moderate quality

Ellesmere Port & Neston
Rural

Good quality
New scheme
£150/sqm

Urban
None
Macclesfield
Rural
Mere Hall Farm,
Mere

Tabley Court, Moss
Lane, Knutsford
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Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

Comment

Mallory Yard, Town
Lane, Mobberley

1500

8
(150-850)

0

New development
Good quality

The Pavilions,
Knutsford Road,
Mobberley

2600

10
(200-400)

0

Phase 2 planned
£210/sqm
New development
Prestigious

Tollbar, Roadside
Court, Chelford

800

4
(160-240)

100

Conversion
Good quality
Potential to expand

Brookdale Centre,
Knutsford

500

6
(65-100)

100

£160/sqm
Good location

Fulshaw Hall,
Wilmslow

750

13
(20-40)

100

£320/sqm
Flexible leases
Serviced
Good quality

Europa House,
Poynton

418

4
(93-372)

100

Moderate quality

Springfield House,
Water Lane,
Wilmslow

800

26
(20-80)

92

Owned by Orbit
Good quality
£200-380/sqm

1858

12
(160)

83

Serviced offices

100

5
(25-50)

46

£190/sqm
Good quality
Owned by Orbit

Black Box,
Wilmslow

1250

Not Known
(30-150)

Not Known

£340/sqm
Serviced

Caledonian House,
Knutsford

1330

10 approx
(47-51)

Not Known

Serviced offices

Tarporley Business
Centre, Nantwich
Road

800

8
(50-300)

100

Marbury House
Farm, Bentley’s
Farm Lane, Higher
Whitely

650

15
(17-300)

97

Conversion
Moderate quality

Frodsham
Business Centre

2900

Not Known
20-450

90

Half offices, half
workshops

Castle Park - The

620

10

87

Conversion

Urban

Acumen Centre,
Poynton
Cresta House,
Wilmslow

Vale Royal
Rural
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Scheme Name

Total
Floorspace,
sqm

Gardeners Store &
Main House,
Howery Lane,
Frodsham

No. Units
(Size Range,
sqm)

Occupancy
Rate,
percent

(10-620)

Comment
Secondary

Dane Farm Barn,
Northwich Road,
Dutton

500

4
(50-200)

38

Conversion
Good quality

Portal Business
Park, Eaton Lane,
Tarporley

2500

15
(150-1700)

30

Prestigious
New scheme

* There are only two units at Sutton Lodge Barns, Frodsham and so this is not defined as
multi-let
Urban
None (however only a relatively small non-excluded urban area in the Borough)
Warrington
Rural
Taylor Business
Park, Culcheth
Berkeley House,
Whitbarrow Road,
Lymm

2600

Not Known
(75-300)

90

260

3
(75-100)

0

Various small office
schemes on large
industrial estate
£150-170/sqm
Secondary
Moderate

* Information not available for Causeway Bridges Farm Business Centre and Laskey Farm
Urban
Commonside
Business Court,
Hatton

770

5
(100-200)

18

£120/sqm
Good quality
Conversion

* Information not available for Barley Castle Industrial Estate, Appleton Thorn
Source: BE Group 2008

4.16

There are numerous office schemes in rural parts of Cheshire & Warrington.

A

number are brand new speculative builds, most of which remain vacant – an
indication of the changing economic circumstances.
Industrial Market
4.17

Table 25 provides a breakdown of comments about the industrial market.
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Table 25 – Commercial Agent and Developer Comments – Industrial
Area
Covered

Contact

Comment

Cheshire
wide

Regional Agent

Plenty of industrial space in Winsford and
Middlewich area, although dominated by 250
sqm plus units. Industrial market significantly hit
by business rates relief changes

Local Agent

In general, industrial market looking after itself.
There is scope to do more small, good quality
workshop schemes east of Chester – Frodsham,
Helsby. But there is little point building
speculatively at the moment due to poor demand

National Agent

Best potential for small workshops/scheme is in
Helsby/Frodsham area. Everywhere else felt to
be adequately supplied by the market

Regional Agent

Industrial market poor at the moment, enquiries
have dropped significantly for both freehold and
leasehold units, especially in Middlewich area.
Speculative schemes are under-performing

Chester

Local Agent

Industrial market looking after itself, stronger
than office market. Market is meeting demand.
A number of rural workshops/industrial schemes
coming onto market that are expected to fill
quickly

Congleton

Local Agent

Still demand for small budget industrial units.
Larger units are sticking. Industrial market
stronger than office

Regional Developer

In last few years, have sub-divided and
refurbished a number of older schemes.
Demand is for 200-500 sqm units at £40-50/sqm.
Access to motorways is essential. New builds
are not viable at the moment due to low returns,
refurbishments are a more viable option

Regional Developer

Not looking to build speculatively at the moment
– poor demand and too much uncertainty in the
market. Currently preparing former
manufacturing site at Holmes Chapel. Looking
to sub-divide existing space as well as offer
serviced freehold development plots

Crewe &
Nantwich

Local Agent

Over-supply of 200-300 sqm industrial units,
particularly in Crewe area, which are sticking.
Start-up units of up to 100 sqm are still most
popular. Enquirers are less choosy on location,
but want competitive prices

Ellesmere
Port &
Neston

Local Agent

Number of units (300-600 sqm) are sticking on
market, particularly at Clayhill Industrial Estate.
Smaller sizes are going more quickly

Macclesfield

National Agent

Rural specialist. Industrial market holding up,
but enquiries dominated by small units
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Area
Covered

Vale Royal

Warrington

Contact

Comment

Regional Developer

Sub-dividing a number of larger premises, to
feed demand for smaller industrial units. Largely
seeking short-term flexible leases. In more rural
areas, low rents make it very difficult to build
viable industrial space

National Agent

Market sustaining enquiries for moderate to good
quality units. But budget workshop
accommodation more popular, particularly in and
around Northwich

National Agent

Around Middlewich there is not much interest in
older industrial units (500 sqm), or modern units
(1500 sqm). Market looking for small, modern,
good quality units at budget prices

National Agent

No more space needed in Winsford area. A lot is
vacant and sticking here, including smaller units

Local Agent

Industrial market stronger than office. Units less
than 800 sqm most popular. Shorter flexible
lease terms sought. Larger lettings are
predominantly for trade counter/retail. Rents are
£60-75/sqm for smaller industrial.

Source: BE Group 2008

4.18

The industrial market demand is stronger than the office market. Despite demand,
market failure is more likely to occur in this sector because lower rents (£40-60/sqm)
do not make investment viable. Also the industrial market has been badly hit by the
recent business rate tax changes on empty premises.

4.19

Smaller industrial units (up to 500 sqm) are most popular, particularly sub 100 sqm
units. Potential occupiers are increasingly seeking short-term flexible leases and
budget rents for reasonable quality accommodation, preferably close to a motorway.

4.20

The industrial market is performing well in and around Chester.

Schemes are

performing well and vacant units are expected to be filled quickly. In Ellesmere Port
& Neston, again smaller units are more popular. There are a number of units vacant
at Clayhill.
4.21

There is a limited industrial market in the Warrington part of the study area, outside of
the excluded urban areas. Not surprising given that Warrington is home to one of the
largest cluster of industrial space in the North West. Two key schemes are Barley
Castle Industrial Estate in Appleton Thorn (urban) and Taylor Business Park
(between Risley and Culcheth, in a ‘rural’ area). Both are strongly linked to the
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Warrington market.

Both have various schemes within them suitable for micro-

businesses.
4.22

In Vale Royal, the market is mixed. Around Northwich, schemes are performing well
and there is good demand for good quality, small industrial units but at budget prices.
Supply is adequate but there may be scope for more small units. Around Winsford, it
is a struggle to shift small units and demand is falling.

Further north, there is

potential for a good quality industrial scheme for small businesses in Frodsham or
Helsby.
4.23

The same picture exists in Crewe & Nantwich. Small units (up to 100 sqm) are most
popular and there is an oversupply of larger units, particularly in the 200-300 sqm
size range.
popular.

In Congleton, larger units are sticking and smaller space is more
Refurbished older premises are increasingly popular.

Finally in

Macclesfield, demand is again for smaller industrial units (up to 100 sqm) which the
private sector is supplying, but units are starting to stick.
Industrial Scheme Performance
4.24

To understand agent and developer comments in more detail, the performance of
multi-let schemes in both rural and urban areas in each local authority area are
compared. Details are shown in Table 26.
Table 26 – Industrial Multi-Let Scheme Performance
Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate

Comment

950

10
(50-150)

84

Moderate quality
Secondary
£70/sqm

Not Known

20
(100-1000)

70-80
approx.

Moderate quality
Secondary

Chester
Rural
Hampton
Heath
Industrial
Estate, Malpas
Capenhurst
Technology
Park,
Capenhurst
Lane,
Capenhurst
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Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate

Comment

Urban
None (however only small non-excluded urban area in the local authority area)
Congleton
Rural
Holmes Chapel
Business Park,
Holmes Chapel

12,000

Not known
(200-2000)

100

£48/sqm
Secondary
Good quality

Manor Lane
Business Park,
Manor Lane,
Holmes Chapel

3750

15
(each 250)

100

Secondary
Moderate quality

Sheriff House,
Middlewich

11,000

12
(500-3000)

100

£32/sqm
Flexible leases
Secondary

Radway Green
Industrial Units,
Radway
Green, Alsager

21,500

50
(10-6500)

98

Good quality
Secondary

* New scheme at Cotton Farm, Middlewich Road shortly to come on to market (4 units)
** Arclid Green Industrial Estate, Sandbach not classed as multi-let
Urban
Springvale
Business
Centre,
Sandbach

2000

10
(2000)

100

Congleton Borough
Council scheme

Moss Lane
Business
Centre,
Sandbach

600

10
(60)

100

Budget

Enterprise
Court,
Sandbach

540

9
(60)

100

4500

10
(375-565)

88

Good quality
Modern

4000 approx.

15-20
(40-150)

71

Budget
Secondary

King Street
Trading Estate,
Middlewich

6000

6
(500-1500)

58

Low to moderate quality
Secondary
£20-50/sqm

Thomas Street
Units,
Congleton

329

7
(10-86)

36

Moderate quality
Secondary

Valley Court,
Midpoint 18,
Middlewich
Zan Industrial
Park,
Wheelock
Heath
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Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate

Comment

Crewe & Nantwich
Rural
Meadow Lane
Farm, Stapeley

1800

10
(100-300)

100

Cockshades
Farm
Enterprise
Workshops,
Wybunbury

1951

20
(28-139)

98

Creamery
Industrial
Estate,
Wrenbury

2000

14
(80-150)

92

£63/sqm
Moderate quality
Secondary

27,800

25
(108-7073)

88

Secondary
Moderate quality
Next to Crewe Hall

Doddington
Park Farm,
Bridgemere

2926

15
(39-1301)

81

Lane Ends
Farm,
Haslington

1400

4
(300-400)

74

Crewe Hall
Enterprise
Park, Weston
Road, Crewe

£27/sqm
conversion
Good quality

No information

Urban
None (however only a small non-excluded urban area in the Borough)
Ellesmere Port & Neston
Rural
None – only a very small rural area
* Roften Trading Estate – no information available
Urban
None (However only a small non-excluded urban area)
*No information available for Millennium Court, Clayhill Light Industrial Estate
Macclesfield
Rural
Old Brickworks
Industrial
Estate, Pott
Shrigley

2800

30
(20-500)

99

Moderate quality
Secondary

Adelphi Mill,
Bollington

20,000

50
(40-4000

96

Mixed industrial and office
conversion

Clarence Mill,
Bollington

11,000

50
(40-4000

88

Mixed industrial and office
conversion
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Scheme Name

Total
Floorspace,
sqm

No. Units
(Size Range,
sqm)

Occupancy
Rate

Langley Works,
Langley Road,
Langley

5500

6
(360-2000)

42

2600

4
(150-1400)

100

Comment

Budget
Most of site is owner
occupied
£43/sqm

Urban
Alderley Edge
Business
Centre,
Alderley Edge

Owned by Orbit
Developments

*No information available for Stanley Road Industrial Estate, Capesthorne Hall Estate
Workshops
Vale Royal
Rural
Weaver Park
Industrial
Estate, Mill
Lane,
Frodsham

37,500

25
(1000-2000)

100

In need of investment
Low grade
Budget

Urban
None (However only small non-excluded urban area in the Borough)
Warrington
Rural
Taylor
Business Park,
Culcheth

25,380

Not Known
(100-5000)

92

Various sizes of space
available for SMEs on
large industrial estate

Urban
Information not available Barley Castle Industrial Estate, Appleton Thorn
Source: BE Group 2008

4.25

In Chester, there are two key rural industrial schemes: one at Malpas and one at
Capenhurst. Both are well occupied, and are moderate quality secondary schemes.
This reflects the industrial schemes as a whole – which all tend to perform very well.

4.26

There are a number of rural industrial schemes in Congleton. Two cater specifically
for smaller occupiers: Radway Green Industrial Estate in Alsager, and Manor Lane
Business Park in Holmes Chapel. Occupancy rates are extremely high. There are a
number of schemes in the urban centres of Congleton. Middlewich and Sandbach.
Performance is not quite as strong
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4.27

Crewe & Nantwich has four industrial schemes in the rural area. They mostly cater
for micro and small businesses. All four are performing well. There is only one rural
industrial scheme identified in Ellesmere Port & Neston at Roften Industrial Estate.
No information is available for it.

4.28

There are four rural industrial schemes in Macclesfield.

Two are successful

converted mills in Bollington. Another is Old Brickworks Industrial Estate at Pott
Shrigley, where only one of approximately 30 units is vacant. All schemes are well
occupied, except budget quality Langley Works.
4.29

Vale Royal has only one rural scheme, which does not appear to be catering for
smaller occupiers anyway. In Warrington, the key rural scheme is Taylor Business
Park at Culcheth. It offers good to moderate accommodation and a range of unit
sizes for small to large occupiers. It is performing well.
Emerging Property Trends
Industrial

4.30

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

4.31

Freehold demand remains relatively strong as a result of the continuing low interest
rates, poor stockmarket pension performances and increased private sector interest
in property investment. This resulted in an overheated investment market, rising
values, lowering yields and property developers more willing to offer speculative,
freehold buildings. However the credit crunch has halted this.

4.32

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 much
more the norm.
Offices

4.33

The trend is for smaller office suites as average business sizes fall. There are two
strands to this. Micro-businesses (those with less than ten employees) typically want
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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 they are satellite facilities for larger companies.
4.34

Improving technology means specifications are changing, for example wireless
networks will soon make raised floors superfluous and make the conversion of
Victorian buildings and the like easier.

4.35

In line with a healthy economy, rising aspirations and a concentration on higher value
added activities companies are looking for higher quality accommodation.

For

example air conditioning is becoming almost a standard requirement in new
schemes, which pushes up rentals by £5-10/sqm on average.

Furthermore a

proportion of occupiers (looking for more than 186 sqm) increasingly want selfcontained premises, i.e. their own front door, toilets, reception, utilities, etc
4.36

Car parking remains a big problem for occupiers everywhere as the public sector try
to limit spaces in response to the sustainability agenda. However, more often than
not, businesses cannot rely on public transport, especially in rural areas, and so
there remains a strong demand for car parking spaces. Developers are starting to
charge per car park space in major cities, and this is now hitting city outskirts.

4.37

There is strong freehold demand for offices, as for industrial premises, for the same
reasons as for industrial property. 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.

4.38

In the currently tight job market (i.e. low unemployment) and with increasing
employee legislation, organisations are taking more care of their staff in ensuring
accommodation is close to amenities, especially retail and leisure facilities. The
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 goes on
construction cost; 8.5 percent goes on furnishing, maintaining and operating the
facility and 85.0 percent goes on the salary costs of the occupiers. Therefore factors
that influence the effectiveness of staff, such as an improved working environment,
are the factors that will have the greater financial/productivity gains.
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4.39

Occupiers requiring higher skills, especially those linked to the Regional Economic
Strategy’s growth sectors will be concerned about access to an appropriate pool of
skilled labour, which will drive demand towards city centres, research facilities and
higher education institutes.

4.40

Property will need to be increasingly flexible to accommodate research-based
manufacturing space as more complex processes develop, but still within an office
environment.
Summary

4.41

According to public sector records, there are more office enquiries than industrial.
This is unusual and shows the strength of the office market in this affluent part of the
country. However the office market has been hit the most by the credit crunch and
declining enquiry levels. Schemes show poorer performance rates when compared
to industrial developments. This may be due to the number of high quality,
speculatively developed office schemes which have recently come onto the market
for which there is now little demand.

Examples include Portal Business Park,

Tarporley; Mallory Yard, Mobberley; Oaklands Office Park, Hooton and Crewe Hall
Farm, Crewe.

Private sector specialists are not supportive of further office

development
4.42

Industrial development is more prone to market failure in terms of low expected
returns and the impact of business rate tax changes which make new development
difficult (although the recent changes to the smallest properties will help with rural
industrial premises of up to £15,000 rateable value).

The problem is one of

undersupply, fewer multi-let schemes have been identified – but they tend to have
very high occupancy rates.
4.43

Private sector developers and agents reiterate the nature of demand, mainly for small
units. Offices mostly up to 200 sqm, industrial to 500 sqm. This aligns with national
trends towards smaller units sizes; the demand for greater flexibility in lease terms; a
need for an increasing quality of space; and demand for freehold units.
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5.0

MARKET FAILURE
Introduction

5.1

This section considers market failure in the Cheshire and Warrington property
market, specifically with regards to space for micro and small businesses. It looks at
the full range of property options – both office and industrial, serviced and not
serviced, leasehold and freehold, start-up and grow-on space. This is a difficult issue
to articulate, and so this section has to simplify the arguments and make some
generalisations.

5.2

In the context of this study, market failure is defined as the scenario where private
sector property developers are not building the types of small business space in
question, e.g. serviced offices, industrial workshops, etc. At the moment market
failure is the norm for most types of property development. The credit crunch has
impacted on many sectors of the economy, but especially the property sector.
Consequently developers cannot raise funding to build schemes; occupiers have lost
confidence (and bank finance) to enable expansion/modernisation.

Furthermore

development costs have also increased as raw materials and energy prices have
risen, compounding the problems.
Types of Market Failure
5.3

There are a number of reasons why the private sector would not develop premises,
but essentially for all, the main factor is that costs outweigh the expected returns. In
the context of Cheshire and Warrington, it can be assumed build costs are similar
across the whole study area. In some cases a scheme may be financially viable, but
better opportunities elsewhere deter investment because the returns are better or the
scheme easier. This analysis also ignores site specific issues, e.g. abnormally high
conversion costs, perhaps the building is listed; contamination issues, such as
asbestos; difficult access; etc, but these can all be contributory factors.

5.4

Some of the common reasons a developer will not build a scheme include: the costs
of doing so are higher than the returns likely to be received, whether rental or sale
values, or abnormal build costs. Linked to this, is the belief that there is not the
demand for the type of property under consideration – which means rent/values will
be low and/or the scheme will not fill. This means the scheme is viewed as too risky,
and the required yield for the development will not be achieved. Hence, better, more
rewarding, uses can be found for the money potentially allocated to the project, e.g.
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why build an office scheme in Neston, if there is an opportunity to do so in Chester, it
would take the similar amount of time, money, management, etc. Another reason is
if there is too much existing supply, whether in the town (in question) itself or nearby.
A good example of this would be Culcheth which sits right next to Warrington,
particularly Risley and Birchwood, where there is an enormous concentration of
commercial space of all types and sizes.
Property Sector Market Failure Trends
5.5

Generally, all other things being equal, market failure is greater for industrial
development rather than office in Cheshire and Warrington as a whole.

This is

because the higher values expected from office development (up to three times that
of industrial) provide more scope for overcoming the associated development costs.
Although office property is far more highly specified, there is a greater return:cost
margin to play with to make the development work financially.
5.6

There is also greater market failure in providing smaller units compared to larger.
Simplistically, smaller unit sizes mean more sub-dividing walls, more individual unit
facilities (e.g. toilets and kitchens), more corridors, etc. This obviously raises build
costs, and disproportionately so compared to the consequent rise in values that could
be expected.

5.7

Market failure is higher for serviced, compared to non-serviced, accommodation.
This is obvious when the amount of serviced accommodation, of which there is
relatively little, is compared to the amount of non-serviced. This is because such
schemes are time-consuming to run and manage.

One of the key elements of

serviced space is the ‘easy-in, easy-out’ lease terms – however this raises the risk for
the scheme owner/developer and consequent management time, because of the
potentially high turnover of tenants. It can lead to longer and more void periods,
higher letting costs, more lease negotiations, etc.
5.8

There are also fewer freehold properties on offer (compared to leasehold), especially
small space suitable for micro-businesses. This suggests market failure and is again
linked to the difficulty for developers in extracting their profit out of such schemes.
Geographic Market Failure Trends

5.9

Looking at things geographically, the strongest property markets are Warrington
Borough and Macclesfield Borough. The former is one of the largest concentrations
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of commercial space in the North West, well served by motorways and other
transport links and mid-way between Liverpool and Manchester.

Macclesfield

Borough includes some incredibly affluent areas and is strongly linked/included
within, what is commonly known as, the South Manchester property market. This
means property demand is strong across the board, from very large units down to the
smallest.
5.10

The next strongest area is Chester, however the city is excluded from this study. But
there will be a ripple effect into the immediate surrounding hinterland. This leaves
the M6 corridor as the next focus of strength, which improves the prospects of
development in KSCs such as Holmes Chapel, Middlewich and Sandbach. Finally
the M56 corridor is another influence, and this improves the performance of
Frodsham (and surrounding area), above what would be expected given its scale and
socio-economic profile.

5.11

The weakest areas in terms of property market are, therefore, the western half of
Crewe & Nantwich; the southern half of Chester Borough; the western half of
Ellesmere Port & Neston; the south eastern quadrant of Vale Royal and eastern half
of Congleton Borough.

This covers the KSCs, and their surrounding rural

hinterlands, of:
Neston
Malpas
Tarporley
Nantwich
Alsager
Congleton.
5.12

Aside from these broader geographic trends there will be other more local influences.
For example, and as mentioned earlier, Culcheth lies on the edge of Birchwood and
Risley, where there is a plethora of small business space – serviced offices, small
office schemes, workshops, etc. There is a similar issue affecting Lymm, although
access is not as good from there to Warrington’s key employment areas, and the
town in more affluent, meaning there is a greater supply of premises to supply a
more insular demand profile.

In the same way Frodsham is impacted upon by

neighbouring Runcorn, another New Town development. As is Malpas in relation to
Whitchurch.
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5.13

Neston is extremely peripheral, and seen as a predominantly residential area. It has
tended to rely on Ellesmere Port and adjacent Wirral, to supply its workspace.
Nantwich has a similar relationship with Crewe, it is particularly reliant for industrial
space on it larger neighbour.

Although, there has been office development in

Nantwich, complementing the more blue collar Crewe market. In a similar vein,
although Bollington has a reasonable range of both office and industrial space, it
does tend to rely on near neighbour Macclesfield to satisfy many of its workspace
needs.
Summary
5.14

For this study’s purpose market failure is simply the fact the private sector will not
deliver appropriate workspace, i.e. the market mechanism alone cannot achieve
economic efficiency. There are a number of reasons for this that link back to the
Green Book’s definition of market failure.

The key one is imperfect information.

There is also insufficient competition to ensure the market operates smoothly. There
are also regeneration outcomes beyond the basic property transaction that are not
properly priced/reflected.
5.15

Across Cheshire and Warrington, industrial rather than office development, small unit
sizes rather than large ones, freehold (rather than leasehold) and serviced (as
opposed to non-managed) space suffers more from market failure than the
alternative options. Although these are as much national issues as they are local
ones.

5.16

Geographically, the KSCs that are theoretically at greater risk of market failure and
which do not rely on neighbouring large urban centres are Tarporley and Malpas.
Other KSCs where there could be market failure, but are affected by supply close by
are Neston, Nantwich, Alsager and Frodsham.
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6.0

ECONOMIC REVIEW AND FORECASTS
Introduction

6.1

The brief specifically asks for the study to take account of economic forecasts and
statistics to help predict demand trends through to 2013. This section therefore
considers the expected changes in Cheshire and Warrington’s economy.

It

examines whether the economy is growing, and hence need workspace to support
this; how much and where the jobs will be created; and in what type of industry
sectors.
6.2

Although a number of research reports and strategies have been examined, this
section essentially summarises one – Cheshire and Warrington Economic Review
and Forecasts.

This was prepared for the Cheshire and Warrington Economic

Alliance and Northwest Development Agency in 2007. It is an economic review and
interpretation of the Cheshire and Warrington economy, and the development of
economic forecasts for this sub-region. All the data quoted is this section is from this
report and is for 2006. Some information is updated with more recent data, and
where done so this is made clear.
6.3

Once again it should be remembered that this Economic Review summarised here
covered the whole of Cheshire and Warrington. This Rural Workspace Study is
excluding eight of the sub-region’s largest settlements. However the findings can be
used as a good indicator for what will be happening in the rest of the area and the
implications this has on the demand for premises.
Economic Review Summary

6.4

The Cheshire & Warrington Nomenclature of Units for Territorial Statistics (NUTS)
area (which includes Halton as well) has consistently outperformed the UK and North
West in terms of output per capita. It is the top performing area in the North West.
Gross value added/head is £18,300 compared to £15,000 in the North West
(NOMIS’s updated figures for 2006 are £20,822 and £16,482 respectively).

6.5

According to research by the Cheshire and Warrington Economic Alliance, Cheshire
and Warrington has always had a greater share of employment in manufacturing
sectors than average.

However, it is generally less focused on labour intensive

operations (which are easily moved to lower cost labour locations) and more
focussed on higher-end and spatially fixed practices.
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6.6

Furthermore the service sector employment has been stronger in Cheshire and
Warrington than in the North West and the UK since the mid 1980s. In contrast,
public sector employment is below the national and regional level. This is probably
due to the fact that Cheshire and Warrington lacks a major administrative centre in
which, Government, and other public service activities, will locate. Locally, they tend
to go to Liverpool and Manchester.

6.7

In Cheshire and Warrington’s service sector economy, there is an underrepresentation (when compared to Great Britain) in:
Health and social work
Education
Public admin and defence
Miscellaneous services.

6.8

And there is an over-representation in:
Land transport (strong)
Banking and finance (strong)
Computing services
Other business services
Professional services
Hotels and catering
Retailing
Communications
Distribution.

6.9

The key manufacturing strengths in Cheshire and Warrington are: pharmaceuticals,
the manufacture of fuel, water supply, motor vehicles and chemicals – contributing
well above the average.

6.10

Shrinking sectors in Cheshire and Warrington, those losing jobs and with falling
output, include labour intensive manufacturing sectors such as textiles and mining.
There is also decline in chemicals and water supply (and strangely insurance).

6.11

Adjusting sectors, where output grows but jobs fall (due to productivity gains), include
communications, motor vehicles, distribution, agriculture and food and drink.
Worryingly, the motor vehicles sector is an important sector in the sub-region. It is in
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a sector such as this, where production can be transferred internationally, that losses
in employment can ‘shock’ an economy.
6.12

Hotels and catering has expanded, but not markedly, despite tourism being seen as
a key sector.

Construction has increased, suggesting increased activity by

developers and confidence in the market (until the recent credit crunch struck).
Professional and business service sectors have also grown despite the competition
from Manchester and Liverpool. There has also been growth in public sector service
provision in health and education although they are still under-represented. However
the most significant increases have been in manufacturing, computing services and
pharmaceuticals. Other expanding sectors include:
Land transport
Printing and publishing
Basic metals
Retailing
Wood and paper
Electricity.
GVA/Employment Growth
6.13

The sub-region’s output or (gross value added (GVA)) is expected to grow at a faster
rate than the North West as a whole (2009-2014), 2.5 percent as against 2.3 percent
annually. Although the sub-region’s growth rate will be slightly lower than the UK
average. Employment growth in Cheshire and Warrington will track the North West
rate. Across the board Cheshire and Warrington is expected to outperform most of
its neighbours.

6.14

The data used in this section are taken from forecasts from the Cheshire and
Warrington Economic Model.

These data were obtained using Cambridge

Econometrics/IER LEFM software and consistent with Regional Economic Prospects,
February 2007.
6.15

Employment growth is expected across most of the service sector (although
employment in the retail, distribution, hotels and restaurants will remain static). The
sector with the fastest growth is expected to be financial, professional and other
business services (showing an increase of 0.8 percent per annum between 2009 and
2014).
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6.16

Manufacturing will see a decline of 0.8 percent per annum (between 2009 and 2014).

6.17

Cheshire and Warrington has a higher proportion of employment in knowledge
intensive businesses (KIBs) compared to the North West and Great Britain. Such
industries will generally require more highly qualified individuals, will employ people
in more senior occupational classifications, and will pay higher wages to their staff.

6.18

The proportion of employment in the UK attributable to foreign owned businesses
has increased from ten percent in 2000 to 14.0 percent in 2004, the North West had
a four percent increase between 2000 and 2004.

Cheshire and Warrington has

consistently had a higher proportion of employment in foreign owned businesses
than the North West. This is good because output per employee is almost always
higher in foreign owned firms than those owned domestically. Productivity is also
generally higher in firms with over 200 employees.
6.19

Employment is expected to grow at a similar rate to the North West (0.4 compared to
0.5 percent per annum).

Strong output growth is expected to continue in both

manufacturing and services.

However strong productivity growth means that

employment in manufacturing is expected to continue falling in the long term, albeit
not as strongly as in the 1980s and 1990s.
6.20

In the service sector, the strongest output growth is expected in communications,
computing services, professional services and non-financial business services.
These are also the sectors where much of the job growth will come from, although
large sectors such as retailing and health and social work are also expected to see
fairly large increases in employment.

6.21

In the long term, 2009-2019, the greatest increase in jobs in Cheshire and
Warrington will be in:
Other business services – 7300 more jobs expected by 2019
Retailing – 3800 more jobs
Computing services – 3800 more jobs
Professional services – 3700 more jobs
Miscellaneous services – 2900 more jobs
Distribution – 2400 more jobs
Health and social work – 2300 more jobs
Banking and finance – 1700 more jobs.
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6.22

The largest employment sectors forecast to 2019 in Cheshire and Warrington are
shown in Table 27. The largest being retailing and health and social work.
Table 27 – Largest Cheshire and Warrington Employment Sectors in 2019
Sector

Number Employed

Retailing

60,500

Health and social work

51,600

Other business services

44,100

Professional services

42,200

Education

35,200

Distribution

34,500

Hotels and catering

32,600

Construction

32,300

Land transport

31,200

Miscellaneous services

26,700

Banking and finance

20,400

Source: Forecasts from the Cheshire & Warrington Econometric Model. These data were obtained
using Cambridge Econometrics/IER LEFM software and are consistent with Regional Economic
Prospects, February 2007

Technological Changes
6.23

The Government’s Office of Science and Innovation has identified eight clusters of
technological development that are likely to have important consequences for the
UK:
Information and knowledge management – refining and streamlining the
handling of data, information and knowledge, to increase the speed and
accuracy of processes in a wide range of areas, from government, to finance
and engineering
Sensors and tracking – improving the monitoring, modelling and management
of various systems, such as natural hazards, space and weather systems and
the movements of goods and people
Network interactions – such as those between mobile phone networks and
the internet have the potential to impact on many areas of life, from the nature
and capacity of early warning systems to the design of organisations
New security technologies – will have benefits and implications for homes and
businesses, supporting government policies aimed at crime, defence and
counter-terrorism
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Advanced materials – in the future new ‘smart’ materials will be able to
respond to changing conditions, indicating when repairs are required or even
being able to self-repair and self-clean
Nanotechnologies – manipulate materials at a molecular level to give them
enhanced

properties,

e.g.

harder,

tougher,

self-healing

or

lighter.

Nanotechnologies could enable better diagnosis and treatment of diseases,
faster and more efficient computing, cleaner energy sources and the most
cost effective physical infrastructure
Mind and body sciences – hold the potential for new and better medical
treatments based on a greater understanding of how the human mind and
body function
New energy technologies – are expected over the next decade in response to
the challenges of climate change, diminishing coal and oil reserves and
increasing global energy requirements resulting from population growth.
Investment Prospectus Summary
6.24

At the same time as this study, the client body is running another study into the 17
KSCs, the Investment Prospectus is concentrating on achieving improvements based
around RES Transformational Action 119.

Both studies feed into each other, to

support combined initiatives where appropriate and to prevent duplication of ideas.
The Investment Prospectus includes a very useful socio-economic analysis of the 17
KSCs and this is summarised in Table 28.
6.25

This has been included here, even though much of the data might be more
appropriate to Section 3.0, because it includes estimates of future jobs growth, which
is particularly relevant to this section. The KSCs are ranked in order of size. As
would be expected of such a successful area such as Cheshire and Warrington, all
KSCs (apart from Alsager) have an economic activity rate above the North West
average.

6.26

Job quality and qualifications are also well above average.

The KSCs with the

greatest proportion of managerial occupations are Wilmslow, Lymm, Knutsford and
Holmes Chapel. The most well qualified are Wilmslow, Alderley Edge, Knutsford,
Lymm, Holmes Chapel and Alsager. The four KSCs with the lowest proportions in
both categories are the same in each:
Congleton
Nantwich
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Middlewich
Malpas.
Although a generalisation, it might be reasonable to suggest that these locations of
higher quality jobs/greater education would be an indicator that more offices are
required compared to industrial space. Conversely Congleton, Nantwich, Middlewich
and Malpas, may need relatively more industrial space.
6.27

Based on an assessment of future economic growth and business profile, a number
of the KSCs are expected to see substantial jobs growth – Knutsford, Sandbach,
Congleton, Nantwich and Culcheth. Only Alderley Edge is expected to lose jobs,
Alsager and Holmes Chapel are forecast to see limited net job growth.

6.28

Self-containment shows how far commuting affects the KSC in terms of movement of
workers into and out of the settlement. Data is not available for them all, however
those with low self-containment, where new development might reduce the level of
out-commuting include:
Culcheth
Lymm
Frodsham
Alsager.
Sandbach also loses a lot of workers to out-commuting (in net terms).
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Table 28 – KSC Investment Prospectus Socio-economic Analysis
Key Service Centre

Population

North West Average (for comparison)

Economic
Activity
Rate,
percent

Managerial &
Professional
Occupations,
proportion of
working age
population,
percent

Qualifications
Level 3+,
proportion of
residents,
percent

Jobs

People/Job
Ratio

Future
Economic
Capacity
20062020,
jobs

Self
Containment,
percent

Net Jobs
Loss/Gain
from
Commuting

64

24

25

N/a

N/a

N/a

N/a

N/a

Congleton

23,400

70

30

29

9400

2.49

500

45

-1757

Sandbach

17,700

70

33

32

5500

3.22

550

32

-3103

Alsager

12,600

63

35

41

3200

3.94

0

29

-2371

Nantwich

13,000

64

29

30

4600

2.83

500

36

46

Neston

14,500

65

30

33

3400

4.26

250

30

-3364

Poynton

14,400

70

37

37

2800

5.14

300

N/a

N/a

Wilmslow

14,300

68

47

47

11,200

1.28

130

N/a

N/a

Middlewich

13,200

74

28

25

5600

2.36

300

33

-1205

Knutsford

12,700

66

41

42

8700

1.46

800

40

4256

Culcheth

11,600

62

39

35

3700

3.14

460

23

-1590

Lymm

11,200

70

43

42

2800

4.00

300

24

-2800

Frodsham

8900

66

37

37

3500

2.54

300

27

-350

Alderley Edge

7700

65

52

46

7600

1.01

-1000

N/a

N/a

Bollington

7200

73

33

35

2300

3.13

100

30

-346

Holmes Chapel

5700

70

41

41

2300

2.48

0

30

-600

Tarporley

4000

68

37

37

1600

2.50

100

43

-332

Malpas

3900

69

28

29

1400

2.79

100

42

0

Source: RT&P 2008
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Summary
6.32

Cheshire and Warrington is a highly successful area – economically and financially.
It has both a strong and growing service sector and above average representation in
manufacturing. Although there has been a decline in manufacturing in the 80s and
90s, this trend is expected to lessen in the future.

6.33

There are strong growth prospects for the future.

Key industry sectors where

significant employment gains are expected are: retailing, health and social work,
financial services and computing. More small premises – both office and industrial will be needed to support this growth. The forecasts relate to the typical business
profile of rural areas, which previous research has shown to be very similar to urban
areas. Within any sector there are varied property needs in terms of type, size,
tenure, specification, quality, etc. All will therefore be required, to a degree.
6.34

The KSCs all generally perform quite well in terms of key socio-economic success
indicators. A number of them are forecast to see good job growth; while significant
net out-commuting affects others.

C57(e)/Final Report/March 2009/BE Group/Tel 01925 822112

67

Cheshire & Warrington Rural Workspace Study
Cheshire County Council

7.0

ECONOMIC CONTRIBUTION OF RURAL WORKSPACE
Introduction

7.1

This section of the study attempts to quantify the contribution that the supply of rural
workspace (B1, B2 and B8) makes to the economy of Cheshire and Warrington in
terms of employment and gross value added (GVA) generated – a specific
requirement of the study brief. As it will show this is quite a difficult task and to be
done as accurately as possible is outside the remit and budget of this study. It
therefore relies on pulling together existing research and applying this to the study
area and the findings of the research carried out for this study.

7.2

To put what follows in to some kind of context, The Taylor Review on the rural
economy found that people working in rural areas earn on average £4655 less
annually than the national average. While according to the report, State of the Rural
North West (2005), the region’s rural economy contributes £21 billion compared to
£70 billion for urban areas.

7.3

The information provided in this section will help inform the prioritisation and
selection of projects identified later in the study. It will contribute towards estimating
the potential GVA, employment generation and outputs of projects identified for
support.
Gross Value Added

7.4

According to the DEFRA report, ‘Productivity in Rural England’ published in 2005,
GVA measures the economic activity taking place in a geographic area (usually a
country). It includes the economic activity of individuals, companies and government.
GVA (or productivity) is driven by:
Skills – both quantity and quality
Enterprise – when entrepreneurial behaviour is encouraged
Innovation – the successful exploitation of new ideas
Investment – in plant, machinery and buildings to make labour more efficient
Competition – increases the incentive to reduce costs and innovate.

7.5

Rural GVA therefore measures the value added by economic activity taking place in
rural areas. It is therefore ‘work place based’ (not residence based) and includes the
value added by people who live in urban areas but work in rural areas, but excludes
the value added by people who live in rural areas but work in urban areas.
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Measuring GVA is therefore complicated as the amount of ‘cross-border’ transfer of
labour, assets and profits is extremely large.
7.6

It goes on to state that an accurate measurement of productivity in rural areas is
heavily constrained by data availability.

7.7

It suggests that the best available proxy for GVA in rural areas is earnings since it
represents the major constituent part of GVA. Earnings are estimated to account for
60.0-65.0 percent of GVA (the other parts being ‘operating surpluses’, ‘earnings of
households’ and ‘other’). However, other research (Rice and Venables 2004) has
found that value added tends to be high relative to earnings in rural areas, possibly
owing to higher levels of self-employment. This means that earnings may underrepresent productivity as a proxy in rural areas relative to urban areas.

7.8

DEFRA uses earnings per head of working age population as its headline
productivity indicator.

This is because earnings of residents take account of

commuting effects. While earnings based on place of work are also important, for
the headline indicator it is felt that a residence-based measure is more closely tied to
social welfare levels in rural areas.
7.9

Using data from the Annual Survey of Hours and Earnings, each of the local authority
areas’ average annual earnings are shown in Table 29.

The table is sorted by

workplace-placed earnings, with Macclesfield generating the highest, Vale Royal the
lowest. Of course these figures relate to the whole of Cheshire and Warrington.
They do not take account of the settlements excluded from the study area, nor do
they make a distinction between urban and rural contribution.
Table 29 – Study Area Earnings Comparison (Gross Annual Pay, mean)
Area

Earnings, £ per annum
Residence-based

Workplace-based

Macclesfield

34,867

28,941

Warrington

25,761

26,185

UK

24,908

24,908

Ellesmere Port & Neston

22,544

24,708

Cheshire

27,445

23,996

Chester

26,750

23,102

North West

22,876

23,038

Crewe & Nantwich

23,966

21,540
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Area

Earnings, £ per annum
Residence-based

Workplace-based

Congleton

25,318

21,191

Vale Royal

25,012

20,428

Source: ONS Annual Survey of Hours and Earnings (2007)

Employment
7.10

In 2001 English Partnerships published the report, Employment Densities: A Full
Guide which gives guidance on assessing the number of jobs hosted by various
types of development. These can be used to estimate the amount of employment
generated by the floorspace identified in this study.

7.11

The key, most appropriate densities to consider are for small industrial units, which
on average accommodate one person per 32 sqm; the other, general (purpose built)
offices typically accommodate one person per 19 sqm. These ratios can also be
used to assess the potential projects identified for funding in later sections of this
study.
NUTS GVA Measure

7.12

National Statistics provides estimates of GVA based upon the European standard
Nomenclature of Units for Territorial Statistics (NUTS) areas.

The lowest level

NUTS3 (which breaks Europe down into areas of approximately 150,000-180,000
population) provides data for Cheshire, and Warrington and Halton (combined). The
latest available figures are shown in Table 30 and compared to the equivalent data
for the North West and the UK.
Table 30 – GVA Estimates 2006
Area

Gross Value Added, £
Total, millions

UK
North West
Cheshire
Warrington & Halton

Per Head of Population

1,177,232

19,430

112,955

16,482

13,986

20,378

6834

21,795

Source: National Statistics (December 2008)

Floorspace Contribution
7.13

One way of considering the contribution of rural workspace to the sub-region’s
economy is to analyse the amount and location of floorspace in total. Cheshire and
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Warrington has been subdivided in this study by urban and rural classification, whilst
certain large settlements have been excluded.

Table 31 shows the relative

distribution of floorspace across these three categories.
Table 31 – Distribution of Workspace across Cheshire and Warrington
Area

Industrial, Factory and Office Floorspace, sqm
Total

Excluded

Urban

Rural

Warrington

2,373,000

2,090,000

159,000

124,000

Macclesfield

1,331,000

626,000

355,000

350,000

Vale Royal

1,168,000

740,000

28,000

400,000

877,000

467,000

12,000

398,000

1,252,000

1,131,000

73,000

48,000

Crewe & Nantwich

920,000

523,000

44,000

353,000

Congleton

921,000

0

718,000

203,000

8,842,000

5,577,000

1,389,000

1,876,000

100.0

63.1

15.7

21.2

Chester
Ellesmere Port & Neston

Total
Proportion, percent
Source: Valuation Office (2007)

Note: Halton Total Floorspace is 1,867,000 sqm

7.14

According to Valuation Office hereditament data there is 8,842,000 sqm of floorspace
(factory, warehouse and office) across the sub-region. However over 63.0 percent
can be discounted from this analysis as it is in excluded settlements, e.g. Chester,
Warrington, Macclesfield, etc.

7.15

From the original total, 15.7 percent is in other urban areas (which includes many of
the key service centres under consideration in this study, e.g. Knutsford, Sandbach,
Neston), 21.2 percent is in rural areas (as defined by DEFRA’s MSOA typology).
GVA Calculation

7.16

According to the data above, the rural area (only) of Cheshire accounts for 27.1
percent of the County’s total floorspace (B1, B2, and B8). It also accounts for 24.1
percent of the total employees (taking the figures from Table 32).
Table 32 – Distribution of Employees
Area

Number of Employees
Total

Warrington

111,634

Excluded
87,866

C57(e)/Final Report/March 2009/BE Group/Tel 01925 822112

Urban
13,834

Rural
9934

71

Cheshire & Warrington Rural Workspace Study
Cheshire County Council

Area

Number of Employees
Total

Excluded

Urban

Rural

Macclesfield

79,478

32,757

31,586

15,135

Vale Royal

49,165

27,383

2194

19,588

Chester

68,392

48,462

1676

18,254

Ellesmere
Port &
Neston

31,111

26,029

3061

2021

Crewe &
Nantwich

55,350

35,390

5255

14,705

Congleton

31,051

0

24,887

6164

Cheshire
Total

314,547

170,021

68,659

75,867

Cheshire
Proportion,
percent

100.0

54.0

21.8

24.1

Cheshire &
Warrington
Total

426,181

257,887

82,493

85,801

Cheshire &
Warrington
Proportion,
percent

100.0

60.5

19.4

20.1

Source: ABI (2007)
Note: Halton figure is 62,520

7.17

Applying this ratio to Cheshire’s GVA means the contribution of rural workspace can
be approximated to £3,497 million (using a ratio of, say, 25 percent).

7.18

There is also a contribution from the rural part of Warrington and Halton included in
this study area. The rural area accounts for 2.9 percent of the floorspace and 5.7
percent of the employees. Using a ratio of, say, 3.5 percent, the contribution of rural
workspace is £239 million.

7.19

Using these somewhat crude estimates and assumptions suggests that rural
workspace in Cheshire and Warrington accommodates some £3736 million of GVA.

7.20

However another factor to take into account is that GVA is also made up of activity in
non B-use class property, e.g. retail, leisure, agriculture, education, medical, etc.
Looking at the 2006 national accounts in more detail, and removing the contribution
of:
Agriculture, hunting & forestry, fishing
Wholesale and retail trade (only 75.0 percent of this)

C57(e)/Final Report/March 2009/BE Group/Tel 01925 822112

72

Cheshire & Warrington Rural Workspace Study
Cheshire County Council

Hotels and restaurants
Education
Health and social work,
reduces the total GVA figure by 25 percent.

Again this is only an approximate

estimate because some parts of these sectors will use B-class space and others left
in will not. However it provides a guide.
7.21

So reducing the above GVA value by 25 percent indicates that B-use class rural
workspace in Cheshire and Warrington accommodates some £2802 million of GVA.
Summary

7.22

It is recognised that GVA is extremely difficult to measure, especially for relatively
small geographical areas. To keeps things simple one of the best proxies to use is
average earnings per head.

Based on this measure workspace projects should

generate the greatest amount of GVA in this order (all other things being equal):
Macclesfield – highest
Warrington
Ellesmere Port
Chester
Crewe & Nantwich
Congleton
Vale Royal – lowest.
7.23

Projects can also be appraised taking into account the typical number of people
employed in certain sized space. Using standard densities, each 32 sqm of industrial
space should accommodate one worker; the equivalent figure for offices is 19 sqm.

7.24

Taking as a starting point government calculated GVA estimates for Cheshire and
Warrington, the contribution of B1, B2 and B8 rural workspace is estimated to be
£2802 million of GVA. However it should be recognised that this is an approximation
only and based on a number of somewhat crude assumptions, working on the fact
that the rural part of the study area accounts for approximately a fifth of the
workspace and employees.
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8.0

KSC PROPERTY AVAILABILTY
Introduction

8.1

This section pulls together premises availability in each of the KSCs. For those
KSCs in the rural part of the study area, it relies on BE Group’s comprehensive
survey of marketed premises. In the other ten KSCs, which fall into urban areas, it
relies on Cheshire County Council’s commercial property register. This will show that
across most of the KSCs there are very few available premises; and what there are,
tend to be offices, rather than industrial space.
Neston

8.2

Neston’s key employment area is Clayhill Light Industrial Park, together with offices
in the town centre. It is seen as part of Wirral market – and there is a tendency for
high quality residential areas to the west, e.g. Heswall and Caldy, with employment
areas to the east, e.g. Birkenhead, Bromborough, Ellesmere Port.

8.3

Ellesmere Port has seen a lot of public sector gap funded property development to
support economic development and regeneration recently.

This includes Evans

Business Centre; Pioneer Business Park (1500 sqm total, units from 385 sqm);
Pioneer House, serviced offices from 8 sqm upwards on Pioneer Park in Ellesmere
Port; and Elm Court, off Junction 10 (M56), comprising 3100 sqm of workshops,
ranging from 210-240 sqm. All are easily accessible off the M56 and a short distance
from Neston.
8.4

There are also three office schemes at Hooton/Ness, which lie between Neston and
Ellesmere Port – Hooton Business Centre, Oaks Office Park and Oaklands Office
Park Phase II – serviced suites are available. Currently there are 27 units available
of 10-230 sqm. Again these are easily accessible from Neston.

8.5

As an aside, the performance of 2863 sqm Evans Business Centre (see above)
reinforces the demand for industrial space (compared to that for office space) that is
evident across the study area. This scheme provides 23 office units of 28-49 sqm
and 18 workshops of 91-188 sqm.

There are only two of the offices occupied,

however there are only two of the workshops still available.
8.6

The amount of vacant property available in Neston is shown in Table 33. However
this still underestimates the amount of offices available, as it only includes 25 sqm at
Oak Tree Court, when in fact there is 142 sqm available (7 x 21 sqm suites).
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Table 33 – Neston KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

558

-

580

7

-

25
1

Number
Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

1138

2

-

-

-

-

9

-

-

-

-

-

-

25

-

-

-

-

-

-

1

Source: Cheshire County Council 2008

Poynton
8.7

Poynton can be considered to fall into the South Manchester property market – it has
more of a relationship to this area than the Cheshire market. It is a relatively urban,
built-up area on the edge of Greater Manchester.

8.8

The two key employment areas are Adlington Industrial Estate and Poynton Industrial
Estate, they are opposite each other to the south of the town centre. These schemes
mainly offer industrial units. There is limited office space at either location or in the
small town centre.
Table 34 – Poynton KSC Marketed Property Available
Property

Size Band,
0-100
sqm

Industrial

Floorspace,
sqm

-

-

-

-

-

Number

-

-

-

-

128

302

324

3

2

1

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

3387

-

3387

-

1

-

1

-

-

-

-

754

-

-

-

-

6

Source: Cheshire County Council 2008

Wilmslow
8.9

Wilmslow is also part of the South Manchester market. There is a substantial range
of town centre offices and peripheral office parks – these include the Royal London
Insurance complex and proposed Wilmslow Office Park at Stanford Lodge. There
are also a number of serviced office schemes, e.g. Black Box, Fulshaw House, etc.

8.10

There are only two very small employment areas in the town, both are close to A34 –
hence the town has a very limited industrial provision. Those looking for industrialtype employment tend to look to Macclesfield or nearby Handforth. Table 35 shows
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that there is over 600 sqm of offices available in Wilmslow, but only one industrial
unit.
Table 35 – Wilmslow KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

49

-

-

1

-

846
11

Number
Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

49

-

-

-

-

-

1

411

508

1064

2158

1151

-

6138

3

2

3

3

1

-

23

Source: Cheshire County Council 2008

Alderley Edge
8.11

Alderley Edge also squeezes into the South Manchester property market (just). The
property supply comprises mainly offices in the village centre.

Astra Zeneca at

Alderley Park to the south of the village is a key large employer.
8.12

There are no dedicated employment areas/industrial estates in Alderley Edge.
Industrial employment tends to look to Macclesfield or Handforth.

8.13

Table 36 shows that there is no industrial space available in Alderley Edge, however
there are nine offices.
Table 36 – Alderley Edge KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

-

Number

-

-

319
5

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

-

-

-

-

-

-

-

-

286

1002

-

-

-

1607

-

1

3

-

-

-

9

Source: Cheshire County Council 2008

Knutsford
8.14

Knutsford has a relatively large office supply. This is made up of various town centre
offices, which includes Bruntwood’s serviced business centre, Caledonian House; as
well as out-of-town office complexes, e.g. Booths Hall Business Park (which also
includes serviced offices) and Radbrooke Hall.
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8.15

The main dedicated employment area is Parkgate Industrial Estate which provides a
range of owner-occupied and leasehold space for SMEs. There is also a small town
centre industrial estate at Stanley Road. On the outskirts of town is Moseley Hall
Farm Workshops. Table 37 shows that there is over 9500 sqm of offices available in
Knutsford, but only one industrial unit.
Table 37 – Knutsford KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

365

Number

-

-

40
3

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

365

1

-

-

-

-

1

581

446

2295

1579

4654

-

9595

4

1

3

1

2

-

14

Source: Cheshire County Council 2008

Bollington
8.16

In Bollington there are a number of small employment areas throughout town, a
reflection of its historic growth and topographic constraints. Two of the largest areas
are the locations of Clarence and Adelphi Mills which provide all of Bollington’s
available premises. Other key areas include small outlying industrial estates (e.g.
Albert Road) and the village centre. As has been mentioned previously Bollington is
heavily reliant on Macclesfield.

8.17

Table 38 shows the available space in Bollington derived from BE Group’s research.
As in many of the KSC’s office availability is greater than industrial.
Table 38 – Bollington KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

131

-

Number

-

1

129
3

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

131

-

-

-

-

-

1

362

501

743

-

-

-

1735

3

2

1

-

-

-

9

Source: BE Group 2008
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Congleton
8.18

Congleton has a relatively large supply of commercial property. This includes two
medium sized, traditional industrial estates – Radway Park Trading Estate and Eaton
Bank Industrial Estate.

It also has a modern development, the large Congleton

Business Park. This includes Gladman’s John Bradshaw Court office scheme and
further development land.
8.19

The town centre also contains a range of business space this includes modern office
schemes such as Meadowside and Riverside (part of which is serviced offices);
converted mills such as Washford Mill, Daneside Business Park, which provide a mix
of offices and industrial space. There are also a number of Congleton Borough
Council workshop schemes (e.g. Thomas Street Workshops) and Cheshire County
Council’s Congleton Business Centre, which offers short term space, both industrial
and office.

8.20

The analysis of Cheshire County Council’s vacant property register shows that there
is 13,170 sqm of industrial and 10,176 sqm of office space available.
Table 39 – Congleton KSC Marketed Property Availability
Property

Industrial

Size Band,
sqm
Floorspace,
sqm
Number

Office

Floorspace,
sqm
Number

0-100

101200

201500

5011000

10012000

28

-

604

3

-

2

2

385

452

1428

7

3

5

20015000

1161 -

500110,000

Total

4897

6480

13,170

-

1

1

9

2208

-

-

5703

10,176

3

-

-

1

19

Source: Cheshire County Council 2008

Middlewich
8.21

Middlewich is dominated by industrial space provision. Midpoint 18 and the adjacent
Brooks Lane Industrial Estate are large developments hosting a range of SME
occupiers, including workshop schemes and some office developments. Middlewich
also incorporates the relatively small King Street Trading Estate. There is little in the
way of town centre offices in Middlewich. As Table 40 shows there is substantial
industrial availability and little office space.

C57(e)/Final Report/March 2009/BE Group/Tel 01925 822112

78

Cheshire & Warrington Rural Workspace Study
Cheshire County Council

Table 40 – Middlewich KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

195

325

Number

-

1

69
1

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

1041

4408

6364

45,715

1

2

3

2

2

11

180

219

-

-

-

-

468

1

1

-

-

-

-

3

Total
43,171

Source: Cheshire County Council 2008

Sandbach
8.22

Moss Lane Industrial Estate is the main traditional employment area in Sandbach. It
includes two Congleton Borough Council workshop schemes, Springvale Business
Centre and Moss Lane Business Centre, both of which are full. Close by is the newly
converted Edwin Foden Business Centre, which also provides serviced small
business space – both industrial and office. On the outskirts of the KSC there are
two further small industrial estates Dragon’s Wharf and Zan Industrial Estate,
Wheelock – the former includes another small serviced office scheme (Chancellor
Formecon). There is a potential modern business park proposal alongside junction
17 of the M6. However no development has commenced at Sandbach Business
Park.

8.23

There is a small range of office space in the town centre, this includes Bradwell
Court, Lea House, etc and the SECE-run serviced offices - Sandbach Enterprise
Centre.

According to CCC’s property register there are no industrial premises

available (see Table 41).
Table 41 – Sandbach KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

-

Number

-

-

299
6

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

-

-

-

-

-

-

-

-

1341

929

-

4430

-

6999

-

4

1

-

1

-

12

Source: Cheshire County Council 2008
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Alsager
8.24

There is minimal employment space in Alsager.

Excalibur Industrial Estate is

primarily accommodation for large owner occupiers, while Station Road Industrial
Estate is only a small development. The key opportunity is Ashtenne’s Radway
Green Business Park. Although actually just across the border in Crewe & Nantwich,
this scheme provides a range of serviced, flexible workspace (office and industrial)
aimed at micro- and small businesses. This includes serviced offices and space
available on short term, flexible lets.
8.25

Radway Green Business Park provides the only vacant space in Alsager. There is
slightly more offices available than industrial, as Table 42 shows.
Table 42 – Alsager KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

127

-

343

3

-

1

409

-

6

-

Number
Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

470

-

-

-

-

4

116

-

-

-

-

525

1

-

-

-

-

7

-

Source: BE Group 2008

Holmes Chapel
8.26

Holmes Chapel’s main employment area is around Manor Lane, which includes
schemes such as Manor Business Park and Holmes Chapel Business Park.
Opposite is Aventis, a large owner occupier manufacturing complex. There is very
little available space in Holmes Chapel, and no industrial, see Table 43.
Table 43 – Holmes Chapel KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

-

- -

Number

-

-

-

-

Floorspace,
sqm

-

-

1073

Number

-

-

4

Office

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

-

-

-

560

-

-

-

1633

1

-

-

-

5

Source: BE Group 2008
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Tarporley
8.27

Tarporley is a relatively isolated KSC, located between Winsford and Chester. There
is no bespoke employment area serving the town – supply is confined to town centre
offices and converted outlying agricultural buildings. At the time of this study, there
were only six office units available, all at Portal Business Park, a new scheme on the
edge of the town (see Table 44).
Table 44 – Tarporley KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

-

Number

-

-

Floorspace,
sqm

-

Number

-

Office

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

-

-

-

-

-

-

-

157

1419

-

-

-

-

1576

1

5

-

-

-

-

6

Source: BE Group 2008

Frodsham
8.28

Frodsham has a very limited property offer, the only dedicated employment area is
Weaver Park Industrial Estate which is just outside the town boundary. The offer
does however include Frodsham Business Centre, some 2900 sqm of small business
space, half of it workshops, half offices.

This provides serviced, flexible

accommodation for a mix of start-ups, micro-businesses and SMEs. There is also the
Castle Park scheme which provides some 577sqm of small business units.
8.29

However the town’s property supply is heavily influenced by Frodsham’s location
next to Runcorn. Close by are schemes such as Sutton Quays Business Park and
Ashville Industrial Estate; while slightly further away but still very accessible are The
Heath Technical and Business Park (serviced offices), Astmoor Industrial Estate
(budget

workshops)

developments).

and

Manor

Park

(good

quality

office

and

industrial

BE Group’s research identified very little available space in

Frodsham (Table 45).
Table 45 – Frodsham KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

101200

201500

Industrial

Floorspace,
sqm

-

-

-

Number

-

-

-
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5011000

10012000

20015000

500110,000

Total

-

-

-

-

-

-

-

-

-
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Property

Size Band,
sqm

0-100

Office

Floorspace,
sqm

103

-

-

3

-

-

Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

-

-

-

103

-

-

-

-

3

Source: BE Group 2008

Malpas
8.30

Malpas is the most rural and isolated of the KSCs. There is no bespoke employment
area serving the village – supply is confined to town centre offices and converted
outlying agricultural buildings. At the time of this study, only three industrial units
available in and around Malpas (see Table 46).

8.31

There are also a number of schemes roughly midway between Chester and Malpas,
but they are not particularly close to Malpas. These include Golborne Bridge Farm
Business Park and schemed created on the Bolesworth Estate in and around
Tattenhall, e.g. Canalside Industrial Estate and Chowley Oak Business Park.
Table 46 – Malpas KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

10012000

20015000

500110,000

Total

Industrial

Floorspace,
sqm

-

500

-

-

-

-

500

Number

-

3

-

-

-

-

-

3

Floorspace,
sqm

-

-

-

-

-

-

-

-

Number

-

-

-

-

-

-

-

-

Nantwich is heavily reliant on Crewe to serve its employment needs.

Key

Office

101200

201500

5011000
-

Source: BE Group 2008

Nantwich
8.32

employment areas include the town centre and Alvaston Business Park, just to the
north of the town centre.

There is far more office availability than industrial.

However, the town is home to two small serviced office schemes – Lindum House
and Willaston House.
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Table 47 – Nantwich KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

915

Number

-

-

403
6

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

1352

-

-

2267

1

-

1

-

-

3

916

280

624

1407

2195

-

5870

6

1

1

1

1

-

16

Source: Cheshire County Council 2008

Culcheth
8.33

There is one dedicated employment area serving Culcheth directly, this is Taylor
Business Park. Other opportunities include a small number of village centre offices
and converted outlying industrial properties. As discussed previously Culcheth is
strongly influenced by nearby Birchwood, Risley and the rest of Warrington – one of
the largest concentrations of employment premises in the North West. The limited
property availability is shown in Table 48 – it is all at Taylor Business Park, which
includes a range of offices and workshops suitable for start-ups, micro-businesses
and SMEs.
Table 48 – Culcheth KSC Marketed Property Availability
Property

Size Band,
sqm

0-100

Industrial

Floorspace,
sqm

-

-

-

Number

-

-

259
4

Office

Floorspace,
sqm
Number

101200

201500

5011000

10012000

20015000

500110,000

Total

-

1803

-

-

1803

-

-

1

-

-

1

-

-

-

-

-

-

259

-

-

-

-

-

-

4

Source: BE Group 2008

Lymm
8.34

There is limited premises provision in Lymm, it is confined to converted premises in
the town centre and industrial premises on the periphery of the town. Like Culcheth it
is influenced by its location very close to Warrington. The research shows there are
only six available premises in Lymm, all offices. Three of these are at a new scheme
at Great Oak Farm, Mag Lane.
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Table 49 – Lymm KSC Marketed Property Availability
Property Size Band,
sqm
Industrial

Office

0-100

101200

201500

5011000

10012000

20015000

500110,000

Total

Floorspace,
sqm

-

-

-

-

-

-

-

-

Number

-

-

-

-

-

-

-

-

132

632

-

-

-

-

-

764

2

4

-

-

-

-

-

6

Floorspace,
sqm
Number

Source: BE Group 2008

Summary
8.35

The property market supply in the KSCs is shown in Table 50. This indicates that, in
general, support is needed to develop offices the most in Malpas and Tarporley. In
terms of industrial space Holmes Chapel joins the list with Malpas and Tarporley. As
can be seen there are more locations where market failure exists for industrial
development rather than for office.

It should however be remembered that this

assessment takes account of property supply in neighbouring settlements.
Furthermore any scheme can be at risk of market failure due to site specific issues.
This analysis therefore covers general geographic themes only.
Table 50 – Summary of Market Failure in KSCs
KSC

Reasonable
Office
Availability
in KSC

Reasonable
Office
Availability
Nearby

Market
Failure/Need
for Offices

Reasonable
Industrial
Availability
in KSC

Reasonable
Industrial
Availability
Nearby

Market
Failure/Need
for
Industrial

Neston

No

Yes

No

Yes

Yes

No

Poynton

Yes

Yes

No

No

No

Moderate

Wilmslow

Yes

Yes

No

No

Yes

No

Alderley
Edge

Yes

Yes

No

No

Yes

No

Knutsford

Yes

No

No

No

No

Moderate

Bollington

Yes

Yes

No

No

Yes

Moderate

Congleton

Yes

No

No

Yes

No

Moderate

Middlewich

No

Yes

Moderate

Yes

Yes

No

Sandbach

Yes

Yes

Moderate

No

Yes

Moderate

Alsager

Yes

No

Moderate

Yes

No

Moderate

Holmes
Chapel

Yes

No

Moderate

No

No

High

Tarporley

Yes

No

High

No

No

High

Frodsham

No

Yes

Moderate

No

Yes

Moderate
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KSC

Reasonable
Office
Availability
in KSC

Reasonable
Office
Availability
Nearby

Market
Failure/Need
for Offices

Reasonable
Industrial
Availability
in KSC

Reasonable
Industrial
Availability
Nearby

Market
Failure/Need
for
Industrial

Malpas

No

No

High

No

No

High

Nantwich

Yes

Yes

No

No

Yes

Moderate

Culcheth

No

Yes

No

Yes

Yes

Moderate

Lymm

Yes

Yes

No

No

Yes

Moderate

Source: BE Group 2008
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9.0

CONCLUSIONS
Introduction

9.1

This section brings together the findings of this study, and considers together the
supply and demand for workspace and linking this to market failure. It also answers
specific questions set in the study brief.

9.2

The study has defined rural workspace as B1, B2 and B8 uses in MSOAs defined by
DEFRA as rural. It has therefore identified a complex study area that includes a
large amount of open countryside but also focuses on the 17 KSCs of:
Alderley Edge
Alsager
Bollington
Congleton
Culcheth
Frodsham
Holmes Chapel
Knutsford
Lymm

Malpas
Middlewich
Nantwich
Neston
Poynton
Sandbach
Tarporley
Wilmslow.

As set out in the brief, it has therefore excluded the main urban areas of:
Chester
Crewe
Ellesmere Port
Handforth

Macclesfield
Northwich
Warrington
Winsford.

Background
9.3

Strategic policy at national, regional and local level indicates that rural areas need
support to create sustainable communities, particularly in KSCs. The economic
potential of rural areas is overlooked and unfulfilled. Action is therefore needed to
reverse this trend. One of the key issues identified contributing to this is inflexible
planning policy that limits the range and amount of modern, flexible workspace that is
available.

9.4

Local planning policy is relatively supportive of development in rural parts of the
study area. There is, however, no doubt that planning constraints found nationally are
also a practical issue constraining economic growth in rural parts of the study area.
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9.5

There are a number of other regeneration strategies and funding programmes that
this initiative can link into or synergise with. These include ERDF, RDPE, Rural
Empowerment Hubs, ChangeUp and the Weaver Valley Regional Park. The latter is
particularly important as it is an area of deprivation. NWDA are keen to see
workspace projects emerging from this study supporting the revitalisation of this
central corridor.
Overview

9.6

Existing research shows that most businesses in rural areas are micro-businesses,
just as in urban areas. However micro-businesses form a greater proportion of the
total in rural areas. Consequently this study has focused on space suitable for such
businesses: offices up to 200 sqm and workshops up to 300 sqm.

9.7

Rural business profiles are similar to those in urban areas.

Although there is

increasing service sector employment, a mix of both office and workshop space is
needed, now and into the near future (and certainly over the five year timescale of
this study).
9.8

Previous research into rural workspace in Cheshire found that there was a plentiful
supply of offices in general, but limited light industrial space. Supply was also found
to be generally more limited in the central corridor and the western half of Cheshire.
Property Market Findings

9.9

There are 6530 premises totalling 4 million sqm in the study area. This is 45 percent
of the total floorspace in the whole of Cheshire and Warrington. The other 55 percent
is excluded from this study as it is in large urban areas that are outside the study
area, e.g. Chester City, Warrington town, Macclesfield town, etc. Of this 4 million
sqm, 47.5 percent is in rural parts of the study area (i.e. in DEFRA’s rural MSOAs).
This 1.86 million sqm of rural floorspace is split: 1.54 million sqm industrial and 0.32
million sqm office.

9.10

The key finding is that across the rural part of study area there is real lack of vacant
marketed industrial floorspace: only 27 premises totalling 13,066 sqm. Equated to
the overall stock of space, this is a vacancy rate of only 0.85 percent (by floorspace).
There is a lack of small units (less than 100 sqm), freehold availability and modern
space.
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9.11

It is a different picture for offices. In the rural area there are 139 vacant marketed
premises totalling 24,879 sqm. Compared to the total stock of office floorspace in the
study area the overall vacancy rate is 7.66 percent (ten times that for industrial).
There is a full range of space by type and tenure available. There are few areas
lacking supply, although there are limitations within some KSCs themselves. This, to
a degree, reflects the range of new schemes that have recently been built, but now
cannot find occupiers due to the credit crunch (but also that office development is
more financially viable than industrial).

9.12

The analysis suggests that industrial schemes, in particular small unit development,
freehold units and schemes offering serviced/short-term leases are the greatest
areas of market failure.

Assessing market failure geographically becomes more

difficult due to the fact that many of the KSCs have strong relationships with larger
neighbouring urban centres excluded from this study, e.g. Culcheth with Warrington,
Bollington with Macclesfield. However many KSCs do not have a good range of
premises availability. The two KSCs with potentially the greatest market failure are
Tarporley and Malpas, and are the most isolated and ‘rural’. A second tier comprises
Neston, Nantwich, Alsager and Frodsham.
9.13

Local authority enquiries records (linked to Cheshire County Council’s Evolutive
system) have been found to be of limited use. This may need to be addressed in the
future to maximise the system’s potential. Property market stakeholders’ views are
very much affected by the current credit crunch, as there is currently little
development or property transactional activity. However they reiterate the good
availability of office space and lack of available industrial premises. This then leads
into the perception of limited demand for offices but continuing demand for industrial
space (albeit at a lower level than before the credit crunch). This is supported by the
comprehensive survey of multi-let property schemes in rural areas. On average, the
industrial schemes show a much better occupancy rate than the office ones. The
economics of industrial development are however difficult, as there is limited profit
margins to entice private sector investment.

9.14

Property trends continue to support the need for (on average) smaller unit sizes; a
shortage of freehold space; the demand for better specified properties; and the
importance of value for money to the typical occupier.
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Socio-economic Appraisal
9.15

Based on a socio-economic analysis of the study area, two sub-areas perform poorly
in terms of the amount of workspace per economically active/self-employed/highly
qualified people. These are Vale Royal West (which includes Frodsham, Helsby and
Tarporley) and Macclesfield East (to the east, south and west of Macclesfield town
but which also includes part of the Peak District National Park).

9.16

This project has worked closely alongside the KSC Investment Prospectus, also
commissioned by the client group. The Investment Prospectus has focused on the
town centre and retail aspect of these KSCs, so the overlap between the two studies
is minimal.

However this Rural Workspace Study has considered the analysis

carried out to inform that work. All the KSCs are affected by one issue or another.
For example more workspace could be justified to draw out the socio-economic
potential of the residents; or improve the KSC’s self-containment level; or
accommodate the job growth forecast; or help alleviate the job losses forecast by
stimulating local employment.
Market Failure
9.17

There are a whole host of reasons why market failure exists in the study area. These
are difficult to relate back to the Green Book. However it meets the key definition in
that the market mechanism is not achieving economic efficiency. This is clear from
the poor range of premises availability in many of the KSCs; and the lack of industrial
space in general.

9.18

The research also shows that certain types of property are affected by market failure
more than others. It affects industrial more than office; small premises (below 300
sqm) more than large (above 300 sqm); freehold more than leasehold; and serviced
more than non-managed.

9.19

Geographically there are also key trends. Areas closer to key economic centres
(such as Manchester, Liverpool, Warrington and Chester) perform better than more
isolated ones, such as around Malpas and Tarporley. Incidentally it is these two
KSCs that Cheshire County Council’s Business Generation Centres Manager picked
out as needing more serviced workspace.
GVA & Employment Contribution

9.20

A specific aspect of the study was to estimate the contribution of rural workspace in
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Cheshire & Warrington in terms of GVA and employment. It is recognised that GVA is
extremely difficult to measure. However, using Government’s GVA estimates for
Cheshire and Warrington, the contribution of B1, B2 and B8 rural workspace is
estimated to be £2802 million. It does need to be recognised however that this is an
approximation only and based on a number of assumptions. This rural area also
accounts for 21.2 of the sub-region’s workspace (1,876,000 sqm) and 20.1 percent of
its employees (85,801 people).
Caveat
9.21

However, caution is advised with regards building new schemes, particularly
speculatively.

Both the industrial and office markets are very quiet and market

confidence is low amongst both developers and occupiers. Demand for business
premises is expected to fall further, before it improves. There is very little indication
as to when the market will improve and it depends on global factors. New schemes
may work, but may just attract occupiers away from existing buildings. It is important
public sector intervention boosts the private sector market rather than undermine it.
Therefore conversions are preferred over new building. This is (in general) also more
environmentally sustainable.
Identifying & Appraising Potential Projects
9.22

One of the objectives of the study has been to identify potential projects for the
funding to support. These 46 potential projects (details have been provided to the
client). They are extremely varied in nature, and many are at the very initial stages of
development and are therefore difficult to appraise. Closer analysis has shown that
they are a mix of industrial, office and industrial/office schemes. They are spread
throughout the study area but most are not particularly close to KSCs, and they are
of different scales and potential budget sizes.

9.23

Justification for public sector intervention is directed by two key factors identified in
Transformational Actions 56 and 119. These are market failure and GVA. It is clear
that the two are not predisposed to identifying the same opportunities for intervention.
Where there is greater market failure (industrial, small business space) there is likely
to be poorer GVA generation. Conversely, opportunities for greater GVA do not
necessarily tackle market failure. However, following guidance from the study’s
steering group, it has been decided to prioritise tackling market failure above
promoting greater levels of GVA.
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9.24

A previous Rural Small Buildings Scheme can be used as a guideline for this rural
workspace initiative. With just over £1 million of public sector monies, this scheme
funded 3276 sqm of workspace and created 51.5 jobs. It levered in a total of £4.2
million of private sector investment.

9.25

Given that it is difficult to measure GVA for geographical areas, it is equally difficult to
measure GVA when appraising a potential workspace scheme. Existing research
suggests that one of the best proxies to use is average earnings per head. Based on
this measure potential workspace projects should generate the GVA as shown in
Table 51 (all other things being equal).
Table 51 – Potential GVA Contribution/Head
Area

Earnings, £/annum per head
Residence-based

Macclesfield

34,867

Warrington

25,761

Ellesmere Port & Neston

22,544

Chester

26,750

Crewe & Nantwich

23,966

Congleton

25,318

Vale Royal

25,012

Source: ONS Annual Survey of Hours and Earnings (2007)

9.26

The potential job contribution for each potential workspace project can be assessed
using standard employment densities.

Each 32 sqm of industrial space created

should on average accommodate one worker; the equivalent figure for offices is 19
sqm.
9.27

However, the merit of each project should be assessed on an individual basis. This
study has assessed only potential areas and type of projects which should benefit
from public sector investment to tackle market failure and promote rural business
growth. It does not attempt to investigate the feasibility of individual projects, which
could be affected by a number of factors such as ownership, contamination, access,
or the structural integrity of the buildings for example.
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10.0

RECOMMENDATIONS
Introduction

10.1

To address the key market failure identified, a grant programme set up to support
private sector development of rural workspace is recommended.
Rural Workspace Programme

10.2

The programme (which the NWDA has suggested should total £2 million for the
period to 2011) should primarily, encourage the development of light industrial
workshops. It should provide modern, flexible units to accommodate B1, B2 and B8
uses which could support a wide variety of uses: light manufacturing, assembly,
warehousing, storage and distribution, craft uses and hybrid office/workshop
activities.

10.3

The programme should focus on creating space for micro-businesses, i.e. companies
with up to nine employees. For industrial schemes this means units sizes up to
around 300 sqm. If the programme is extended to support office development in
locations lacking such space and there is evidence of market failure, i.e. the central
Cheshire corridor and West Cheshire, then the equivalent unit size is up to around
200 sqm. These figures are for guidance only, but unit sizes ideally should not
exceed 500sqm.

10.4

In order to help create sustainable communities, forthcoming projects that support
KSCs (i.e. within a five km radius) should be prioritised for consideration. The two
KSCs with the greatest evidence of market failure are Malpas and Tarporley (note: in
terms of industrial space only). They are followed by Neston, Nantwich, Alsager and
Frodsham.

10.5

Recognising the need to balance economic development with environmental
protection, schemes of no more than three to five units are recommended. The
conversion, upgrade or improvement, of existing buildings should be preferred over
the construction of new ones. This is not only more sustainable but more appropriate
in rural areas, and more likely to win planning approval.

10.6

Support should also be prioritised to those schemes potentially offering freehold
ownership, serviced space/short-term leases and targeting high growth sectors, i.e.
advanced engineering and materials, biomedical, business and professional
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services, creative and digital industries, energy and environmental technologies and
food and drink.
Potential Projects
10.7

One task of the brief was to identify potential rural workspace projects. Throughout
this study, consultees have been asked to identify potential projects which they feel
could respond to a market failure. A press release was issued to 53 publications via
CWEA and BE Group’s own contacts.

Publications varied from local papers,

agricultural publications and national press. This study has identified 46 potential
projects that could be supported by this funding programme (details of these have
been provided to the client). This should be used as a starting point for taking the
programme forward. However, it is important to promote and advertise the
programme as appropriate in order to identify further projects, especially over later
years of the programme. This is particularly important for locations where there are
gaps in property supply, which the current project list does not meet.
Scoring Matrix
10.8

Each project should be assessed on its individual merits. A scoring matrix, supplied
at Appendix 5, provides a guide to do this. Promoting sustainable development is a
core objective of the funding, and as such (following on from the rationale above) the
scoring matrix prioritises projects that:
Address a market failure (industrial premises in all areas or office
development in the central Cheshire corridor and West Cheshire, catering
for small businesses) and therefore reduce economic externalities
Support sustainable communities (are located within five miles of KSCs)
Minimise

environmental

impact

(e.g.

re-use redundant

buildings,

brownfield land, are no more than five units in one scheme)
Link with other regeneration initiatives (e.g. Weaver Valley Initiative, etc.).
10.9

To a lesser degree, the scoring matrix also prioritises projects that could
accommodate key business sectors, so as to promote GVA growth as much as
possible.

10.10 It is important that the scoring matrix is reviewed regularly, and most importantly prior
to the programme’s start. It is currently based not only on market evidence (as per
this research), but also NWDA guidance (relating to its transformational actions). This
balance may need to be reviewed as the economic and property market and policy
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changes. For example, the scoring matrix is quite heavily skewed towards KSCs
rather than balancing the need for industrial premises across the whole study area
(as evidenced). Priorities may also change over time as projects are delivered. For
example, a new scheme built in Malpas, may reduce the need for more there in the
future, and so the scoring matrix may need to be adjusted to reflect this.
10.11 A suitable ‘pass mark’ should be considered for the programme. For example, if a
project scores less than 20 out of 60, should it be taken forward? It is recommended
that all projects are considered, to ensure that no opportunities are missed. But
those scoring higher, should certainly be prioritised. It should also be remembered
that on an individual basis, a project may address a specific, localised market failure
irrespective of its score. Whether to take a project forward requires a judgement
based on all the evidence available. The scoring matrix is for guidance only.
10.12 At the moment, few projects score more than 36 out of 60 (60 percent). And so there
may be a need to increase the weight of certain criteria, deemed to be more
important than others, in order to increase the pass rate. At the moment, the scoring
matrix rates industrial projects in or those adjacent to KSCs very highly (because of
NWDA’s priorities), despite evidence of a much wider geographical spread of market
failure. As such, a lot of the potential projects identified so far score quite low.
Deliverability
10.13 It should be noted that a potential project may be affected by specific issues that
increase the degree of market failure (e.g. conversion difficulties, contamination, etc).
This should also be taken into account when reviewing its eligibility for funding. A
judgement should be made pertaining to difficulties associated with land ownerships,
partner relationships, planning and legal delays and unexpected materials costs. The
potential to help address these issues should also be built into the programme.
Cholmondeley Mill Food Park
10.14 One of the potential projects identified is Cholmondeley Mill Food Park, supported
here for a number of reasons. It is in the western half of Cheshire, where market
failure is greater. It would provide flexible small (30-300 sqm) workshop space (as
well as some offices) for small rural businesses. It has the potential to be serviced, as
there is on-site management. The Food Park has already leveraged in £5 million of
private sector investment. Although the Food Park is not particularly close to any
KSC (it is nearest to Bickerton) it does not directly support the KSCs of Tarporley and
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Malpas, which are priorities. The Food Park is also targeting, as the name implies,
one of the sub-region’s key sectors – food and drink. Furthermore, the Food Park
could have other spin-off benefits in terms of enhancing the visitor economy. It is also
being designed in an eco-friendly way to make it as sustainable as possible. This
could be an early win project for 2008/09.
Programme Outputs
10.15 Assuming a maximum gap funding contribution of 25 percent (evidenced from the
NWDA’s previous Rural Small Buildings Scheme), this will equate to £75,000 funding
contribution to each £300,000 scheme (based on building/upgrading 450 sqm of
space).
10.16 With a total programme fund of approximately £2 million, the programme will
therefore be able to fund some 25 projects in total. This will equate to roughly threeto-four schemes in each of the seven local authority areas, or up to two schemes in
and around each of the 17 KSCs.
10.17 With an average scheme size of 450 sqm, the programme is therefore forecast to
improve/create 11,250 sqm of floorspace. It should draw in approximately £1.5
million of match funding, mostly from the private sector. Industrial space of this type
accommodates on average one person per 32 sqm, therefore it could host a headline
350 jobs using standard multipliers. Assuming a Cheshire average wage of £27,445
pa, the headline GVA contribution would be £9.6 million (but this is likely to be less if
only industrial projects are supported, depending on the sector). As a comparable,
the previous Rural Enterprise Programme used £1 million to successfully fund 3276
sqm of workspace, creating 51.5 jobs and leveraging in £4.2 million of private sector
investment.
10.18 These programme targets are ambitious, but in summary should aim to comprise:
25 projects (based on average cost of £300,000, contributing 25 percent
to each)
11,250 sqm (based on average 450 sqm per project)
350 jobs (based on standard multipliers)
£9.6 million to GVA (based on average wage per person of £27,445 pa).
Next Steps
10.19 A series of actions to get the programme up and running are recommended as
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follows:
1.

Programme partners to agree and complete a Concept Form to submit to
NWDA for approval

2.

Programme partners to agree and complete a Development and Appraisal
Form, for NWDA approval

3.

Programme partners to review resources and delivery mechanisms available
to deliver the programme over the next three years, and actions taken as
appropriate

4.

Programme partners to prepare promotional material and marketing strategy,
in time for the programme’s start.

Other Issues
10.20 The experience of the previous Rural Small Buildings Scheme can be used to
monitor the progress and effectiveness of this new programme. That Scheme used
£1 million to create 3276 sqm of workspace, creating 51.5 jobs and levering in £4.2
million of investment.
10.21 To assess the expected GVA and job creation potential of a scheme, standard
multipliers should be used. For job creation these are one person/32 sqm of industrial
space or one person/19 sqm of office space. For GVA, the average residence-based
earnings per person should be used as the closest proxy (see Table 51 in the
Conclusions).
10.22 This funding programme should link into ERDF and RDPE to see how they can
complement each other. It has not been possible to clarify this within the timeframe of
this study. However the RDPE is likely to fund a rural buildings conversion grant
focusing on agricultural buildings. This rural workspace programme could expand this
and/or provide funding for non-agricultural buildings.
10.23 This funding programme should also link into the Rural Empowerment Hubs and
ChangeUp programmes if possible. This may enable a greater critical mass to be
achieved on the developments proposed.
10.24 This funding programme should support the regeneration of the Weaver Valley. This
therefore suggests schemes in and around the KSCs of Frodsham, Middlewich,
Sandbach and Nantwich should be prioritised.
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10.25 Research from the KSC Investment Prospectus can be used to justify support for
schemes in a KSC in funding applications. This data has shown certain KSCs may
need more workspace to improve self-containment levels; accommodate the job
growth forecast or help reverse the job losses forecast, etc.
10.26 The client group may need to lobby local planning authorities to encourage workshop
development in rural areas, should potential schemes to be supported by this
programme have difficulties in securing planning permission.
10.27 The client group may wish to look at how well Cheshire County Council’s Evolutive
system is being used for property enquiries monitoring. And potentially look at how it
could be improved within local authority budget constraints.
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Appendix 1
Consultees
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Consultees
Audlem Parish Council
Bolesworth Estate
Cheshire Action
Cheshire County Council
Chester Council
Cholmondeley Estate
Congleton Council
Crewe & Nantwich Council
CWEA
Ellesmere Port & Neston Council
Macclesfield Council
Made in Cheshire
National Trust
NFU - Chester
NFU - Knutsford
NFU - Nantwich
NWDA
Rural Enterprise Gateway
Rural Planning Facilitation Service
SECE
SREP
Tarporley Business Association
Vale Royal Council
Warrington Council
Weaver Valley
Ashtenne
Atisreal
Bell Developments
Bluemantle
Bolesworth Estate
Bollin House
Bruntwood
Buckinghams
Butters John Bee
Canning O'Neil
CBRE
Chestergate
Clive Watkins
CMS
Cockshades Farm Enterprise Workshops
Colliers
Congleton Borough Council Property
Cromptons
Denton clark
Dixon Webb
DTZ
Edwards & Co
Ellis Mitchell Properties
Firmin Coates
Fisher German
Frank Marshalls
Gawsworth Business Court
GVA Grimley
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Hallams Commercial
Helsby & Logdin Ltd
Hollyhouse Farm
Hurstwood
Industrious
Jaymar Estates
King Sturge
Knight Frank
Lambert Smith Hampton
Lamont
Legat Owen
Louis Taylor
Magnus
Marbury House Farm
Matthews & Goodman
Meadow Lane Farm Rural Worskshops
Mellor Braggins
Mere Hall Farm
Morgan Williams
Orbit
Reflect Developments
Rory Mack Associates
SECE
Smiths Gore
Somerford Business Court
Staveley Technology Park
Taylor Estates
The Business Centre, Hooton
Timothy A. Brown
Vale Royal Borough Council
William Hall & Co
William Hammond
Wincham Investments
Wright Manley
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Appendix 2
Study Area Map
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Appendix 3
Sub Areas Analysis Map
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Appendix 4
Vacant Property Schedules
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Marketed Office Vacant Property Schedule - Rural Area Only
Address

Chowley

Chester

Modern

Good

Leasehold

Size,
sqft
4000

New Russia Hall, Shire House, Chester Road, Bolesworth
Estate
Golborne Bridge Farm Business Park, Whitchurch Road

Gatesheath

Chester

Conversion

Moderate

Leasehold

600

56

Golborne

Chester

Conversion

Good

Leasehold

800

74

Golborne Bridge Farm Business Park, Whitchurch Road

Golborne

Chester

Conversion

Good

Leasehold

800

74

Golborne Bridge Farm Business Park, Whitchurch Road
Golborne Bridge Farm Business Park, Whitchurch Road
Golborne Bridge Farm Business Park, Whitchurch Road
Lane Ends Farm, Green Lane
63 High Street

Golborne
Golborne
Golborne
Shocklach
Tarvin
Tattenhall

Chester
Chester
Chester
Chester
Chester
Chester

Conversion
Conversion
Conversion
Conversion
Secondary
Conversion

Good
Good
Good
Good
Moderate
Moderate

Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold

800
800
800
400
7400
3000

74
74
74
37
687
279

Tattenhall

Chester

Modern

Good

Leasehold

2296

213

Tattenhall
Tattenhall
Tattenhall
Willington
Congleton

Chester
Chester
Chester
Chester
Congleton

Modern
Modern
Modern
Conversion
Modern

Moderate
Moderate
Moderate
Moderate
Good

600
600
600
619
10070

56
56
56
58
936

Congleton

Congleton

Modern

Good

5250

488

Congleton

Congleton

Modern

Good

2250

209

Congleton

Congleton

Modern

Good

2250

209

Congleton

Congleton

Modern

Good

Leasehold
Leasehold
Leasehold
Leasehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold

2250

209

Chowley Five, Chowley Oak Business Park, Bolesworth
Estate

Ground Floor Offices, Canalside Industrial Estate,
Tattenhall Road, Bolesworth Estate
Chowley Court, Ground Floor, Chowley Oak Lane,
Bolesworth Estate
Suite 1, Century House, High Street, Bolesworth Estate
Suite 2, Century House, High Street, Bolesworth Estate
Suite 5, Century House, High Street, Bolesworth Estate
The Old Estate Office, Stable Yard
Unit 1, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 15, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 10, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 11, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 2, John Bradshaw Court, Alexandria Way, Congleton
Business Park
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Address
Unit 3, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 6, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 7, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 8, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Unit 9, John Bradshaw Court, Alexandria Way, Congleton
Business Park
Sandlow Green Farm, Holmes Chapel Road
Jodrell House, Macclesfield Road

Location

Area

Type

Quality

Tenure

Size,
sqm
209

2250

209

2250

209

2250

209

2250

209

490
6028

46
560

3337

310

3002

279

Congleton

Congleton

Modern

Good

Congleton

Congleton

Modern

Good

Congleton

Congleton

Modern

Good

Congleton

Congleton

Modern

Good

Congleton

Congleton

Modern

Good

Congleton
Congleton

Conversion
Secondary

Good
Moderate

Congleton

Modern

Good

Congleton

Modern

Good

Leasehold/
Freehold
Leasehold

Congleton

Secondary

Moderate

Leasehold

2721

253

Congleton

Modern

Good

231

Secondary
Secondary
Modern

Moderate
Moderate
Good

262
211
3000

24
20
279

Radway 104 The Courtyard, Radway Green

Alsager

Modern

Good

Leasehold

1250

116

Radway 103 The Courtyard, Radway Green

Alsager

Modern

Good

Leasehold

800

74

Office C, Radway House, Radway Green

Alsager

Modern

Good

Leasehold

300

28

Office 31, Radway House, Radway Green

Alsager

Congleton
Congleton
Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich

Leasehold/
Freehold
Leasehold
Leasehold
Leasehold

2487

St Georges House, Dragons Lane
St Georges House, Dragons Lane
Radway 112, 113 & 114 The Court Yard

Congleton
Holmes
Chapel
Holmes
Chapel
Holmes
Chapel
Holmes
Chapel
Holmes
Chapel
Sandbach
Sandbach
Alsager

Modern

Good

Leasehold

152

14

Unit 5 Whiteside Office Scheme, Station Road
Suite 6 The Clock Tower, Manor Lane
Jodrell House, Macclesfield Road
Unit 6 Whiteside Office Scheme, Station Road
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Address

Location

Office 30, Radway House, Radway Green

Alsager

Building 7, Crewe Hall Farm, Weston Road

Crewe

Building 3, Crewe Hall Farm, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Building 5, Crewe Hall Farm, Weston Road

Crewe

Building 2, Crewe Hall Farm, Weston Road

Crewe

Building 6, Crewe Hall Farm, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Crewe Hall, Weston Road

Crewe

Willaston House Business Centre, Crewe Road

Nantwich

Oaklands Office Park, Hooton Road

Hooton

Oaklands Office Park, Hooton Road

Hooton

Oaklands Office Park, Hooton Road

Hooton
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Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich

Modern

Good

Leasehold

Size,
sqft
150

Conversion

Good

Leasehold

7793

724

Conversion

Good

Leasehold

4715

438

Conversion

Good

Leasehold

3296

306

Conversion

Good

Leasehold

3296

306

Crewe and
Nantwich
Crewe and
Nantwich

Conversion

Good

Leasehold

2723

253

Conversion

Good

Leasehold

2430

226

Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich

Conversion

Good

Leasehold

2315

215

Conversion

Good

Leasehold

892

83

Conversion

Good

Leasehold

525

49

Crewe and
Nantwich
Crewe and
Nantwich
Crewe and
Nantwich
Ellesmere Port
and Neston

Conversion

Good

Leasehold

391

36

Conversion

Good

Leasehold

305

28

Conversion

Good

Leasehold

864

80

Modern

Good

Leasehold/
Freehold

2480

230

Ellesmere Port
and Neston
Ellesmere Port
and Neston

Modern

Good

2480

230

Modern

Good

Leasehold/
Freehold
Leasehold/
Freehold

2480

230
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Address

Location

Area

Type

Quality

Tenure

Size,
sqft
2480

Size,
sqm
230

Oaklands Office Park, Hooton Road

Hooton

Ellesmere Port
and Neston

Modern

Good

Leasehold/
Freehold

Oaklands Office Park, Hooton Road

Hooton

Modern

Good

230

Hooton

Modern

Good

Leasehold/
Freehold
Leasehold/
Freehold

2480

Oaklands Office Park, Hooton Road

Ellesmere Port
and Neston
Ellesmere Port
and Neston

2480

230

Oaklands Office Park, Hooton Road

Hooton

Ellesmere Port
and Neston

Modern

Good

Leasehold/
Freehold

2480

230

Oaklands Office Park, Hooton Road

Hooton

Ellesmere Port
and Neston

Modern

Good

Leasehold/
Freehold

2480

230

Oaklands Office Park, Hooton Road

Hooton

Modern

Good

176

Hooton

Modern

Good

1890

176

Oaklands Office Park, Hooton Road

Hooton

Modern

Good

Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold

1890

Oaklands Office Park, Hooton Road

Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston

1890

176

Oaklands Office Park, Hooton Road

Hooton

Ellesmere Port
and Neston

Modern

Good

Leasehold/
Freehold

1890

176

Oaklands Office Park, Hooton Road

Hooton

Ellesmere Port
and Neston

Modern

Good

Leasehold/
Freehold

1260

117

Oaklands Office Park, Hooton Road

Hooton

Modern

Good

117

Hooton

Secondary

Moderate

Leasehold/
Freehold
Leasehold

1260

The Business Centre, Hooton Road

Ellesmere Port
and Neston
Ellesmere Port
and Neston

480

45

The Business Centre, Hooton Road

Hooton

Secondary

Moderate

Leasehold

460

43

The Business Centre, Hooton Road

Hooton

Ellesmere Port
and Neston
Ellesmere Port
and Neston

Secondary

Moderate

Leasehold

300

28

The Business Centre, Hooton Road

Hooton

Ellesmere Port
and Neston

Secondary

Moderate

Leasehold

300

28

The Business Centre, Hooton Road

Hooton

Ellesmere Port
and Neston

Secondary

Moderate

Leasehold

109

10
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Address

Location

Secondary

Moderate

Leasehold

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Secondary

Moderate

Leasehold

225

21

Bollington
Bollington
Bollington
Bollington
Bollington
Bollington
Bollington
Bollington
Bollington
Knutsford
Knutsford
Knutsford
Mobberley

Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Ellesmere Port
and Neston
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield
Macclesfield

Size,
sqft
109

Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Secondary
Conversion
Conversion
Modern

Good
Good
Good
Good
Good
Good
Good
Good
Good
Moderate
Moderate
Moderate
Good

8000
3200
2200
1700
1100
1100
664
391
339
15000
2587
570
3611

743
297
204
158
102
102
62
36
31
1394
240
53
335

Mobberley

Macclesfield

Modern

Good

Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold/
Freehold
Leasehold/
Freehold

3611

335

The Business Centre, Hooton Road

Hooton

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Oak Tree Court, Mill Lane

Ness

Clarence Mill, Grimshaw Lane
Clarence Mill, Grimshaw Lane
Adelphi Mill, Grimshaw Lane
Clarence Mill, Grimshaw Lane
Adelphi Mill, Grimshaw Lane
Adelphi Mill, Grimshaw Lane
Adelphi Mill, Grimshaw Lane
Clarence Mill, Grimshaw Lane
Adelphi Mill, Grimshaw Lane
Mere House, Mereside Road Mere
1st Floor, Tabley Court, Moss Lane
Estate Office, Chester Road Tabley
The Pavilions, Knutsford Road
The Pavilions, Knutsford Road
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Address

Location

Area

Type

Quality

Tenure

Size,
sqm
262

2825

262

2825

262

2825

262

2463

229

2454

228

2045

190

2045

190

2045

190

2045

190

1647

153

1647

153

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

Unit 5 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

Unit 6 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

The Pavilions, Knutsford Road

Mobberley

Macclesfield

Modern

Good

Unit 2 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

Unit 4 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

Unit 8 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

Leasehold/
Freehold

1647

153

Unit 1 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

1580

147

Unit 3 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

1580

147

Unit 7 Mallory Yard, Town Lane

Mobberley

Macclesfield

Modern

Good

1580

147

Gawsworth Business Court, Shellow Farm

North Rode

Macclesfield

Conversion

Good

Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold

1136

106
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Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold
Leasehold/
Freehold

Size,
sqft
2825
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Address
Gawsworth Business Court, Shellow Farm
The Cottage, Moss Lane Farm
Norcliff Farm Barn, Styal Road
Village Barn, Knutsford Road/Barbers Lane
Village Barn, Knutsford Road/Barbers Lane
Suite 2, Dane Farm Barn, Northwich Road
Suite 1, Dane Farm Barn, Northwich Road
The Gardeners Store, Castle Park, Howery Lane
Main House, Castle Park, Howery Lane
Room E2, Frodsham Business Centre
Marbury House Farm, Bently’s Farm Lane
Portal Business Park, Eaton Lane
Portal Business Park, Eaton Lane
Portal Business Park, Eaton Lane
Portal Business Park, Eaton Lane
Portal Business Park, Eaton Lane
Portal Business Park, Eaton Lane
Units 2 Adj Bryn Farm, Warrington Road
Units 1 Adj Bryn Farm, Warrington Road
Taylor Business Park, Warrington Road
Taylor Business Park, Warrington Road
Taylor Business Park, Warrington Road
Taylor Business Park, Warrington Road
Tanyard Court, Rush Green Road
Tanyard Court, Rush Green Road
Suite 3, Great Oak Farm, Mag Lane
Suite 1, Great Oak Farm, Mag Lane
Suite 2, Great Oak Farm, Mag Lane
The County Suite, Heatley Court
Asher House, Barsbank Lane
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Location
North Rode
Over Tabley
Wilmslow
Antrobus
Antrobus
Dutton
Dutton
Frodsham
Frodsham
Frodsham
Higher
Whitely
Tarporley
Tarporley
Tarporley
Tarporley
Tarporley
Tarporley
Cuddington
Cuddington
Culcheth
Culcheth
Culcheth
Culcheth
Lymm
Lymm
Lymm
Lymm
Lymm
Lymm
Lymm

Area

Type

Macclesfield
Macclesfield
Macclesfield
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal

Conversion
Secondary
Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Conversion
Secondary
Conversion

Good
Moderate
Good
Good
Good
Good
Good
Moderate
Moderate
Moderate
Moderate

Leasehold
Freehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold

Size,
sqft
888
780
1800
850
850
1837
1284
512
335
260
180

Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Vale Royal
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington
Warrington

Modern
Modern
Modern
Modern
Modern
Modern
Conversion
Conversion
Secondary
Secondary
Secondary
Secondary
Conversion
Conversion
Conversion
Conversion
Conversion
Secondary
Modern

Good
Good
Good
Good
Good
Good
Moderate
Moderate
Moderate
Moderate
Moderate
Moderate
Good
Good
Good
Good
Good
Moderate
Good

Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold
Leasehold

3413
3283
3151
3151
2272
1694
4574
1714
1000
750
750
275
2000
2000
1600
1200
1000
418
266
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Quality

Tenure

Size,
sqm
82
72
167
79
79
171
119
48
31
24
17
317
305
293
293
211
157
425
159
93
70
70
26
186
186
149
111
93
39
25
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Cheshire County Council

Appendix 5
Scoring Matrix
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Project Scoring Matrix
Criteria

Description

Score

Rationale

Type of
Floorspace

If the potential project is 75-100%
industrial

5

If the potential project is 25-75% industrial

3

Prioritising industrial
space, but retaining a
degree of flexibility

If the potential project is 0-25% industrial

1

If the potential project is in (former)
Congleton LAA

5

If the potential project is outside (former)
Congleton LAA

0

Location –
Weaver Valley
(covers
Frodsham,
Middlewich,
Sandbach,
Nantwich area)

If the potential project is in Weaver Valley
Regional Park area

5

If the potential project is outside Weaver
Valley Regional Park area

0

Location –
KSCs

If the potential project is in/around Malpas
or Tarporley

5

If the potential project is in/around
Neston, Nantwich, Alsager or Frodsham

3

If the potential project is in/around other
KSCs

1

Inside/within 1 km of KSC/urban centre
development boundary

5

Within 2 km of KSC/urban centre
development boundary

4

Within 3 km of KSC/urban centre
development boundary

3

Within 4 km of KSC/urban centre
development boundary

2

Within 5 km of KSC/urban centre
development boundary

1

Over 5 km from KSC/urban centre
development boundary

0

Conversion of
Unused/Derelict/Redundant Space

5

Upgrade of Low Quality Space

3

New build

1

If unit sizes are 0-300 sqm

5

If unit sizes are 300-500 sqm

3

If unit sizes are 500+ sqm

1

Location –
Congleton

Distance from
KSC

Build Type

Unit Sizes
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Congleton recognised
as lagging behind in
performance in State of
Rural North West –
‘Rural 80’
NWDA would like this
project to cross-support
Weaver Valley

KSCs suffering greatest
degree of market failure
are prioritised

To promote sustainable
communities

To encourage
conversion and
upgrade of existing
buildings rather than
new construction in
rural areas
Prioritising small units
to serve needs of
micro-businesses
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Criteria

Description

Score

Rationale

Overall Scale

Project will create 3-5 units

5

Project will create 6+ units

1

Project will create 1-2 units

3

To encourage a larger
number of small
schemes, each one of
which does not affect
local environment too
much in its location, but
too avoid to many small
1-2 unit schemes that
waste funding
management time

If freehold availability offered

5

If leasehold availability offered

3

If the units created will be
serviced/managed and/or easy in/easy
out short term leases

5

Otherwise

0

To encourage the
provision if such space
which lowers initial
risks for business startups

If project supports priority sectors advanced engineering and materials,
biomedical, business and professional
services, creative and digital industries,
energy and environmental technologies
and food and drink

5

Self-explanatory

If project does not support priority sectors

0

Project in Rural MSOA

5

Project not in Rural MSOA

0

Tenure
Managed
Workspace

Priority Sectors

Other Possible

Market failure is greater
for freehold units

Warning - Difficult to
pinpoint in practice, the
location within MSOA

Or
Project in Rural LSOA

5

Project not in Rural LSOA

0

Warning - Difficult to
pinpoint in practice, the
location within LSOA

Source: BE Group 2008
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Example Scoring
Criteria

Example Schemes
Chom’ly Food
Park

Rectory Farm,
Delamere

5 x 200 sqm new
leasehold
workshops at
Midpoint 18 not
supporting
priority sectors

2 x 100 sqm
conversion,
freehold,
workshop in
Malpas

5 x 350 sqm new
workshops,
leasehold,
Poynton
Industrial Estate

10 x 550 sqm
industrial units,
small part of
large
conversion, 50
percent office,
leasehold,
managed,
support priority
sectors, 3km
from Knutsford

1 x 100 sqm,
freehold, new
workshop,
Culcheth 1 km, no
priority sectors,
within 5 km, not
managed

Type of Floorspace

3

5

5

5

5

3

5

Location – Congleton

0

0

5

0

0

0

0

Location – Weaver
Valley

0

5

5

0

0

0

0

Location – KSCs

5

5

1

5

0

0

0

Distance from KSC

0

0

5

5

5

3

1

Build Type

5

5

1

5

1

5

1

Unit Sizes

3

5

5

5

5

1

5

Overall Scale

1

5

5

3

5

1

3

Tenure

3

3

3

5

0

3

5

Managed Workspace

5

0

0

0

0

5

0

Priority Sectors

5

0

0

0

0

5

0

Rural

5

5

0

5

0

5

5

Score

35

38

35

38

21

31

25

Source: BE Group 2008
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