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EXECUTIVE SUMMARY

Introduction

i) This report assesses the supply, need and demand for employment land and
premises (Use Class B) in the local authority areas of Wrexham and Flintshire. It has
been carried out on behalf of Wrexham County Borough Council (WCBC) and
Flintshire County Council (FCC) to provide robust evidence to underpin and inform
the Council’s respective Local Development Plans (LDP) to bring them in line with
the updated requirements of Planning Policy Wales (PPW) and Technical Advice
Note (TAN) 23. It will analyse employment land and premises demand, supply and
need to 2030.

i) The Study comprises three main elements:

° To review the existing employment land provision position, and the suitability
and viability for the long term of sites and allocations for employment use in
light of the current prevailing market conditions

o To build a robust and relevant evidence base of business needs across the
two areas. This will consider the nature of company property requirements in
terms of quality, scale and geographic location

. To assess future quantitative employment requirements to help inform the

employment land policies of the Councils’ LDPs.

Study Methodology

iii) A number of research methods have been used — site visits, interviews with property
market stakeholders and a survey of 700 businesses (of which 354 responded). A
number of major employers and landowners have been individually consulted, as
have key public sector agencies such as the Welsh Government. Consultations
include engagement with Betsi Cadwaladr University Health Board, Coleg Cambria
and Glyndwr University to discuss the related needs of the health and education
sectors. The property market in the local authority areas adjacent to Wrexham and
Flintshire has been reviewed through desktop analysis of employment and planning
strategies, and consultations with officers from those local authorities. The eight
Town Councils and 60 Community Councils of Wrexham and Flintshire have been
contacted by post and email. Finally, the land supply has been assessed against
forecast data to understand future land need. A more detailed discussion of the

methodology, compared to relevant practice guidance, is provided in Section 1.0.
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Vi)

vii)

viii)

iX)

Findings

Wrexham and Flintshire have an economically active workforce. Local unemployment
rates are low in the Welsh context and employment appears to be increasing as the
national recovery from recession gains strength. However, Wrexham and Flintshire
also include areas of high deprivation, notably Caia Park and Hightown, and Acrefair
in Wrexham. Also Shotton, Connah’s Quay, Holywell and Mold in Flintshire.

Flintshire’s population is highly mobile. In 2012, the County had the highest rate of
out-commuting in North Wales, with 41 percent of working residents commuting out
to work. Wrexham is more self contained and 71 percent of working residents both
live and work in the County Borough, in line with the Welsh average. Flintshire is a
large exporter of labour to Cheshire West and Chester. Modest percentages of
Flintshire residents also commute to Wrexham, Denbighshire or Liverpool. In
Wrexham the key out-commuter destinations are Cheshire West and Chester,

Shropshire and Flintshire.

In-commuters to Wrexham came from Cheshire West and Cheshire, Flintshire,
Shropshire and Denbighshire. 17.6 percent of the in-commuters to Flintshire came
from Wrexham, whilst 16.0 percent of the in-commuters into Flintshire came from
Cheshire West and Chester.

Consideration of Welsh Government enquiries data suggests that both Wrexham and
Flintshire attract good interest from larger businesses .In both cases around a third of
enquiries received over 2006-2013 were from organisations looking for

industrial/warehouse, and to a lesser extent, offices of more than 2,324 sgm.

At the County level, WCBC report receiving regular inward investment enquiries,
from a range of national and international sources. These are inevitably focused on
Wrexham Industrial Estate and combine with requirements from large local
businesses with expansion needs. In Flintshire, the Deeside Enterprise Zone is
attracting interest from large businesses, some looking for sites in excess of 40 ha. ,
Hawarden Business Park, Broughton is also identified growing as a ‘supplier village’

for Airbus.

The Company Survey highlighted a level of demand across all industrial sizes from
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500 sgm to 1,000 sgm, and modest office requirements for a range of sizes up to
2,000 sgm. Moderate quality office and industrial units are required and there is a
definite preference for freehold options over leasehold. Wrexham Industrial Estate,
Deeside Industrial Estate and locations on the Chester boundary are most desirable.

X) Across the study area as a whole, industrial demand is for starter workshops of
around 50 sgm and small business units of up to 929 sqm. Larger established firms
want units of 929-1,858 sgm, in locations that can support them — Wrexham
Industrial Estate and Llay Industrial Estate Wrexham; Saltney, Sealand and
Queensferry in Flintshire. Agents talking specifically about Wrexham indicated a high
level of demand for smaller industrial units, up to 465 sgm and particularly premises
of 46-185 sgm.

Xi) The office market operates at a smaller scale in both Wrexham and Flintshire. Most
enquiries are for properties of no more than 186 sgm and larger suites can struggle
to find occupiers. This partly reflects the proximity of both Counties to Chester, the
major office centre for the sub-region. Stakeholders in Wrexham do report some

increasing demand for smaller offices of up to 46 sqm.

Xii) Demand for offices is often linked to demand for industrial/warehouse space as
larger manufacturing and logistics firms seek associated office space for their

expanding operations.

xiii)  Consultations with a sample of the larger businesses in Wrexham and Flintshire
suggest most are satisfied with their current premises. Only two of the company
stakeholders consulted in the study area — Kronospan in Wrexham and Knauf
Insulation in Flintshire — would potentially relocate as they are constrained by
development in all directions. Kronospan in particular has identified land to the north

of Chirk Industrial Estate as being crucial to its future growth needs.

xiv)  All of the Welsh local authorities which neighbour Wrexham and Flintshire have
sufficient employment land to meet their own needs and do not need to look to the
Counties to support any shortfalls. Of the three neighbouring English local
authorities, Cheshire West and Chester Council may potentially need to work with
Flintshire to meet overlapping needs for employment land in the Deeside, Salthey

and Sealand areas. Such matters would need to be discussed and agreed directly
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XV)

XVi)

Xvii)

XViii)

between the respective local planning authorities.

Employment Land Supply
At 31 March 2014 there was a baseline employment land resource of 531.04 ha of
available employment land, made up of 79 sites. This comprised:

o 204.91 ha on 44 sites in Wrexham

o 326.13 ha on 35 sites in Flintshire.

Excluding land which is already developed, has significant access constraints, is held
for the expansion of individual firms, is proposed for alternative uses or land which
has identified ecological issues reduces the net land supply to 303.99 ha — 80.05 ha
(20 sites) in Wrexham, 223.94 ha (22 sites) in Flintshire.

Employment Land Need — Wrexham
Forecast analysis suggests a net negative land requirement of -5.4ha over the next
17 years up to 2030. This is linked mainly to the projected contraction in

manufacturing employment which will (negatively) bias the land requirement.

The identified requirement, from sectors projected to grow to 2030, is around 35 ha
or 2.06 halyear. The alternative approach, benchmarking on the basis of the 10 year
average take up rate between 2003 and 2013 (which gives a figure of 66 ha or 3.9
ha/year) would yield a high land allocation relative to forecast outputs. However, as
Table ES1 shows, Wrexham has an oversupply of land, against the realistic land

stock of 80.05 ha, regardless of which forecast model is used.

Table ES1 - Land Forecast Models — Wrexham

Model Existing Land Surplus Assumptions

Land/ Need (shortfall),

Stock 2013 to ha

2014%, ha | 2030, ha

Baseline (Low 80.05 -5.44 85.49 | Net requirement based on
Growth) projected growth/reduction of
Requirement employment in industry sectors
High Growth 80.05 35.13 44.92 | Based on projected growth of
Requirement employment in industry sectors
Long Term 80.05 66.30 13.75 | At an average take-up rate of
Land Take-up 3.9 halyear

Source: BE Group 2014
1 N.B. Realistic headline supply at 31 March 2014
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Employment Land Need - Flintshire

xix)  Forecast analysis suggests a net negative land requirement of -19ha over the next
17 years. Again this reflects projected contractions in the manufacturing sector.
However, looking at sectors projected to grow gives a positive requirement of 38.5 ha
is required to 2030, or 1.90 halyear

XX) Benchmarking against an eight year average take up rate since 2005 gives a high
figure of 82.5 ha, or 5.5 hal/year when compared to the above forecasting. However,
the scale of Flintshire’s land stocks, even when unviable/undevelopable sites are
removed (giving a realistic supply of 223.94 ha) means that the County retains a

large land surplus regardless of which demand scenario is used (see Table ES2).

Table ES2 — Land Forecast Models — Flintshire

Model Existing Land Surplus Assumptions

Land/ Need (shortfall),

Stock 2015 to ha

2014, ha | 2030, ha

Baseline (Low 223.94 -19.1 243.04 | Net requirement based on
Growth) projected growth/reduction of
Requirement employment in industry sectors
High Growth 223.94 28.50 195.44 | Based on projected growth of
Requirement employment in industry sectors
Long Term Land 223.94 82.50 141.44 | At an average take-up rate of
Take-up 5.5 halyear

Source: BE Group 2014
1 N.B. Realistic headline supply at 31 March 2014

Recommendations
xxi)  This report has had full regard to the requirements of Planning Policy Wales, and

TAN 23: Economic Development, to encourage and deliver growth through the

planning system. The key recommendations are:

° That WCBC use the projected growth of employment in industry sectors as
the main measure of Wrexham’s future land needs for the period up to 2030.
This indicates a minimum need for some 2 ha/year (or around 2.06 hal/year if
split more exactly) and 35.13 ha overall — although a more optimistic
approach would allow 2-3 ha/year taking account of past performance and the
benchmark levels (i.e. up to 51 ha)

. That FCC also use the projected growth of employment in industry sectors as

the main measure of future land needs for the period up to 2030. This
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indicates a minimum need for some 2 halyear (1.9 halyear in exactly) or
28.50 ha overall — although a more optimistic approach would allow 2-3
halyear taking account of past performance and the benchmark levels (i.e. up
to 45 ha)

o In both local authority areas using these measures shows that there is a large
surplus of employment land. However, although there is no overall need for
either Council to identify further land allocations in the period to 2030, there is
an exception with Wrexham Industrial Estate where high demand, combines
with a constrained overall land supply (See Section 10.0). In order to address
this issue, consideration should be given to identifying additional land on
Wrexham Industrial Estate, exclusive of ecological mitigation, which may
require the provision of mitigation land elsewhere

° Evidence suggests that the land needs of the health and education sectors
are unlikely to exceed 3-4 ha in each local authority area, over the LDP
periods

) It is recommended that, except for a few instances, that the existing
employment land supply should be safeguarded for B Class Uses and other
employment uses which achieve economic enhancement. It is also
recommended that Non B-Class employment uses should only be allowed if
an applicant can demonstrate exceptional circumstances and that the
proposals will not have a significant adverse impact on surrounding local uses

o Exceptions to this include a number of sites which are unlikely to ever be
developed for B1/B2/B8 uses. These are set out in Section 11.0, paragraph
11.26. It is recommended that the two Councils deallocate (or reallocate to
other uses) these sites

° In terms of Wrexham and Flintshire’s 61 identified Employment Areas, 52 of
the areas achieve a grade A to C and should continue to be protected through
the two LDPs. Strong protection should be given to the ten locations which
achieved a grading of A or B. In terms of Ruabon Business Park, this
protection should only be applied if a good quality B1 business scheme can
successfully be delivered here. In the case of Wrexham, research has
identified three additional employment areas across the County Borough
which provide clusters of B1/B2/B8 accommaodation but which are not readily
identified as B-Class employment locations at present. These are Lightwood

Green Industrial Estate, Overton; Llay Hall Industrial Estate and Riverside
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Business Park and Rossett Business Village, Rossett/Lavister. It is
recommended that these be protected as employment areas in the LDP

. The Council should work with neighbouring authorities in order to ensure a
joined up approach to employment matters and economic development
across the Mersey-Dee/North Wales sub-regions

o Review and monitor the employment land and premises position and
undertake the study again in about three years, as 2030 is a long time in the
future and much will happen before then

. Table ES3 sets out area specific recommendations on Wrexham County
Borough, apart from Wrexham Industrial Estate. Table ES4 provides similar

area recommendations for Flintshire.

Table ES3 — Wrexham Site/Area Specific Recommendations

Site/Area Comment
Llay Industrial With the exception of site E1. 28 protect the remaining employment
Estate land here for B1/B2/B8 uses.

Review the constraints and issues associated with site E1.31 Llay
Industrial Estate (6.40 ha) to determine if the site is viable.

Wrexham Town It is expected that 4.05 ha of land at Wrexham Gateway will be taken
up in 2016. A further 4.75 ha remains available for development here,
subject to improvements to the A483 junction and is receiving interest
from potential occupiers.

Given the current oversupply of land across the County Borough, this
study cannot recommend the provision of further land here at this time.
However, once the remaining 4.75 ha is taken up a local demand
appraisal should be undertaken to see if there is a case for the
provision of further B1 land here.

In, and around, Wrexham Town Centre demand may support modest
new developments for B1(ii) offices. These may be in the form of
individual premises for owner occupation or larger multi-let (serviced or
unserviced) schemes, possibly linked to larger town centre
regeneration programmes. It is recommended that provided such
schemes remain of a comparatively modest scale, and do not
significantly add to the supply of employment land in the County
Borough, that they be considered on their individual merits

Cambrian Price Industrial Estate, Rivulet Road is identified as a long
term regeneration opportunity for the town. Any redevelopment
scheme should include an element of B1/B2/B8 uses, to replace that
which would be lost.

Rural East (from If it remains vacant consider Pickhill, Cross Lanes as a rural
Gresford south to regeneration opportunity.
the River Dee)

Gresford/Marford Protect existing employment areas.

Rosset/Lavister, Rossett Business Village should be protected in the LDP.
Burton
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Site/Area

Comment

Bradley,
Rhosrobin, New
Rhosrobin

Protect existing employment areas.

Gwersyllt
(including
Summerhill)

Protect existing employment areas.

Broughton (New
Broughton, Pentre
Broughton),
Brynteg, Brymbo

Employment uses have been consented on the Steelworks site,
Brymbo for 18 years, with no evidence that these uses will ultimately
be delivered. WCBC needs to engage with the owners of the former
and seek stronger assurances that B-class employment uses will
ultimately be delivered here. Also to identify what efforts are being
made to market this land to employment occupiers and developers. If
such assurances cannot be obtained and/or that, despite appropriate
efforts in marketing, there appears to be no demand for employment
uses here then it is not recommended that WCBC continue to protect
the land indefinitely.

It is accepted that Broughton, Brynteg and Brymbo lack employment
options at this time and if B1 uses cannot be delivered here, WCBC is
encouraged to find an alternative site of comparable size.

Tanyfron/Southsea

Encourage the reuse of the remaining vacant properties at Southsea
Industrial Estate.

The rural west
(extending from
Bwylchgwyn in the
north to Trevor in

Support appropriate rural development proposals including farm
conversions/diversifications which could deliver property options.
Subject to other planning matters local businesses should be
supported to expand or redevelop premises.

the south)

Coedpoeth, Protect existing employment areas.

Minera

Rhostyllen, Protect existing employment areas.

Bersham Planning policy should separate the three distinct parts of Croesfoel

Industrial Estate (roadside services, motor retail and
industrial/warehousing) in the emerging LDP, with the goal of
protecting the larger industrial/warehouse premises in the north from
loss to alternative uses.

Pulestone Industrial Estate is a small but active budget quality local
employment area which should be protected in the emerging LDP.

Rhos, Johnstown

Protect existing employment areas.

Ruabon

Protect existing employment areas.

Cefn-Mawr,
Acrefair and
Rhosymedre

Protect existing employment areas.

Advance Park Industrial Estate appears to be an area in decline and
WCBC should continue to monitor conditions here. Proposals for
refurbishment and/or necessary redevelopment of premises should be
encouraged, but policy should ensure that the bulk of the premises are
protected for B-Class employment, which could extend to include an
element of trade use on the road frontage.

WCBC should work to ensure that a reasonable element of the Former
Flexsys site, Ruabon Works is retained for B1/B2/B8 employment, to
offset employment options which may be lost if that site is redeveloped
for a mix of uses.

Chirk

Protect existing employment areas.
While recognising that there are some environmental issues to
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Site/Area

Comment

overcome it is recommended that the appropriateness of land to the
north of Chirk Industrial Estate be considered in the emerging LDP, to
support the specific growth of this key local business.

Rural South West

Support appropriate rural development proposals including farm
conversions/diversifications which could deliver property options.
Subject to other planning matters local businesses should be
supported to expand or redevelop premises.

Penley and the
Rural South East
(East of the River
Dee)

Support the redevelopment of Penley Industrial Estate for an
employment-led scheme which would deliver new B1/B2/B8
accommodation.

Protect Lightwood Green Industrial Estate, Overton as an employment
area in the LDP. Consider the appropriateness of allowing higher
density infill development at this location to boost its employment
potential.

Source: BE Group, 2014

Table ES4 - Flintsh

ire Site/Area Specific Recommendations

Site/Area

Comment

Deeside

Growth proposals are well established and underway, no additional
public intervention is required.

Broughton

Support Airbus’s ongoing plans for change and growth

Support the development of a supplier village at Hawarden
Park/Chester Aerospace Park

FCC should continue to monitor conditions at EM2.1 Warren Hall
and engage with the Welsh Government to determine its priorities. If
appropriate, FCC should seek a stronger role in delivery here. Also if
there is no longer a strong prospect for a wholly B1/B2/B8 scheme
here then further research would be required to determine if a
broader mix of uses, appropriate to the location, could provide a
viable development.

Saltney/Sealand

Recognise the growing importance of EM1. 24 Land East of Saltney
Ferry Road as a key allocation serving both Flintshire and Chester.
Work to overcome any access issues which may exist here.

Review conditions at EM2.2 DARA Site to determine the real level of
employment land availability at this location.

Queensferry/Shotton/
Connah’s Quay

Notwithstanding the wider oversupply of employment land in
Flintshire, brownfield regeneration opportunities are identified within
local employment areas which could be brought forward
comparatively quickly to meet needs and FCC should support
proposals for B1/B2/B8 development that would maximise the use of
employment land here.
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Site/Area

Comment

Flint

The current land supply is limited to one planning consent (0.68 ha)
for a builders merchants off Aber Road. However, this study has
identified a number of smaller regeneration opportunities (discussed
above), which could be brought forward comparatively quickly to
meet needs. Where relevant these are informed by the Castle Park
Industrial Estate Masterplan (2008). FCC should support proposals
for B1/B2/B8 development that would maximise the use of
employment land here, and elsewhere in the County.

Mold

Continue to engage with local businesses, particularly the identified
larger manufacturing firms which may be lost to the town

Monitor long term land allocations in Mold. Given the wider
oversupply of land in the County, FCC should avoid protecting sites
which are not of market interest and may not be viable for B1/B2/B8
development.

Gronant, Lanasa,
Gwaenysgor,
Trylawynd (the rural
north)

Support appropriate rural development proposals including farm
conversions/diversifications which could deliver property options.
Subject to other planning matters local businesses should be
allowed to expand or redevelop premises as they require.

Mostyn Subject to environmental and other constraints support the growth of
the Port of Mostyn, particularly where proposals would deliver active
new business space, diversifying the Port from simply being a freight
transhipment facility.

Greenfield/Holywell Protect Greenfield Business Park, support proposals for further

investment and particularly schemes that would deliver new high
quality premises or refurbish existing space.

The Rural East
(including Caerwys,
Carmel, Gorsedd,
Cilcain)

Support appropriate rural development proposals including farm
conversions/diversifications which could deliver property options.
Subject to other planning matters local businesses should be
allowed to expand or redevelop premises as they require.

Halkyn -

Buckley Protect existing employment areas

Northop/Flint Support the growth and diversification of Northop Educational
Mountain/Northop Campus.

Hall

Gwernaffield/
Gwernymynydd

The Rural South
(including Hope,
Leeswood,
Penyffrodd,
Treuddyn, Higher
Kinnerton

Support appropriate rural development proposals including farm
conversions/diversifications which could deliver property options.
Subject to other planning matters local businesses should be
allowed to expand or redevelop premises as they require.

Source: BE Group, 2014
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11

1.2

1.3

14

15

1.6

INTRODUCTION

This report provides a Joint Employment Land Review (ELR) for Wrexham and
Flintshire. It has been carried out on behalf of Wrexham County Borough Council
(WCBC) and Flintshire County Council (FCC) otherwise described as ‘the Councils’.

The study has been commissioned to provide robust evidence to underpin and inform
the Council’s respective Local Development Plans (LDP) to bring them in line with
the updated requirements of Planning Policy Wales (PPW) and Technical Advice
Note (TAN) 23. It will analyse employment land and premises demand, supply and
need to 2030.

BE Group, economic development and property consultants based in Warrington,

has compiled this report. It was carried out during 2014.

The Study comprises three main elements:

. To review the existing employment land provision position, and the suitability
and viability for the long term of sites and allocations for employment use in
light of the current prevailing market conditions

o To build a robust and relevant evidence base of business needs across the
two areas. This will consider the nature of company property requirements in
terms of quality, scale and geographic location

° To assess future quantitative employment requirements to help inform the

employment land policies of the Councils’ LDPs.

Background

This ELR will form part of the evidence base for the preparation of policies and
proposals in the emerging LDP for both Councils. The Review will include an
assessment of the local economy and property market, a review of current
employment land and the identification and appraisal of the need for, and potential of

new employment sites which could meet the joint area’s long term needs.

The ELR will therefore help assess the suitability of sites, indicating which sites might
be best safeguarded for employment uses; any sites that appear no longer suitable
for employment uses at least in their present form, and any need for new allocations.

Planning policies are intended to intervene in the market to ensure amongst other
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things there is an appropriate balance between housing and employment uses in
Wrexham and Flintshire. And whilst the drive to deliver more housing is important, it
should not be at the expense of losing important sites that could contribute to local
economic development. However, as well as securing sustainable development for
employment purposes, a realistic view is taken of the operation and vitality of the

market.

1.7 The Review covers all industrial, warehousing and distribution uses, as well as
offices. It does not refer to all uses that provide jobs, but to the above group of uses,
which tend to share certain locational and physical characteristics. The Review is
therefore primarily concerned with those uses included within the planning Use Class
Bla — Blc (business offices/light industrial), B2 (general industrial) and B8 (storage
and distribution) and appropriate sui generis uses. However, in accordance with
TAN 23 regard is had to alternative uses that may be appropriate on employment

sites.

Study Area

1.8 With a combined population of 287,350 (Census 2011), Wrexham and Flintshire sit in
the North East of Wales (see Figure 1). Along with Anglesey, Conwy, Denbighshire
and Gwynedd, the authorities make up the non-statutory area of North Wales as
identified in the Wales Spatial Plan (2008 Update). The two Counties also lie
adjacent to the English authorities of Cheshire West and Chester and Shropshire.

1.9 This cross border connection with neighbouring Cheshire and Merseyside is
influenced by activity along the M56 and A55 making the areas accessible along an
east-west axis. Running north to south are the arterial routes of the A483, leading
down to the Brecon Beacons, whilst the A55, not only connects to England, but
provides access to the westerly tip of Anglesey.
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Figure 1 — Wrexham and Flintshire
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1.10 Urban development in Flintshire is concentrated in the coastal areas on the Dee
Estuary, which has traditionally been an area for industrial development. With the
expansion of Deeside Industrial Park, the County has become a significant focus for
sub-regional employment generation. Major employers include Iceland Foods and
Tata Steel at Deeside Industrial Park, and Airbus at Broughton. Key employers in
Wrexham include Kronospan at Chirk; Magellan Aerospace at Llay; Wockhardt,
Ipsen Biopharm, Avox, JCB and others at Wrexham Industrial Estate. Employment is
most heavily concentrated at Deeside and Wrexham industrial estates, with a
particular emphasis on the manufacturing sector. Other industrial estates are located
in and around the towns of Wrexham and Flint, with both of the areas’ settlements

including one, or more, local industrial estates

Employment Land Review Guidance

1.11 The most relevant Welsh Government Guidance is TAN 23 which sets the basis for
assessing economic development at a strategic level. It does not however, provide
the step-by-step detail to assess the current supply and future need for employment

land and sites, for the production of Employment Land Studies.

1.12 Guidance on undertaking employment land reviews is available within Planning
Practice Guidance (PPG) (DCLG 2014). Although this is English Guidance, the
general approach provided in the PPG is equally applicable to the Welsh context.

1.13 Within the PPG, two guidance notes have been produced — Housing and Economic
Land Availability Assessment which provides a methodology of reviewing suitable
land, and Housing and Economic Development Needs Assessments, which provides
guidance on how future needs can be determined. The assessment process takes
the form of a five stage methodology under the following headings:

o Stage 1: Identification of sites and broad locations to provide an audit of
available land of 0.25 ha and above. This will be a desk top review identifying
as wide a range as possible of sites and broad location for development
(including those existing sites that could be improved, intensified or changed).
The outcome of this stage is to understand key employment land supply
issues and generate a portfolio of potential employment sites to take forward
for more detailed review.

o Stage 2: Site/broad location assessment to estimate the development

potential. This will include a re-appraisal of the suitability of previously
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allocated land and the potential to designate allocated land for different or a

wider range of uses. This stage entails a qualitative review of all significant

sites for their ‘suitability’, ‘availability’ and ‘achievability’ in order to confirm

which of them are unsuitable for/unlikely to continue in employment use; to

establish the extent of ‘gaps’ in the portfolio; and if necessary, identify

additional sites to be allocated or safeguarded. This exercise will help to

inform whether a site is ‘deliverable’, ‘developable’ or neither. In assessing

the portfolio, factors which need to be considered include:

O

“The recent pattern of employment land supply and loss to other uses
(based on extant planning permissions and planning applications).
This can be generated though a simple assessment of employment
land by sub-areas and market segment, where there are distinct
property market areas within authorities.

Market intelligence (from local data and discussions with developers
and property agents, recent surveys of business needs or engagement
with business and economic forums).

Market signals, such as levels and changes in rental values, and
differentials between land values in different uses.

Public information on employment land and premises required.
Information held by other public sector bodies and utilities in relation to
infrastructure constraints.

The existing stock of employment land. This will indicate the demand
for and supply of employment land and determine the likely business
needs and future market requirements (though it is important to
recognise that existing stock may not reflect the future needs of
business). Recent statistics on take-up of sites should be consulted at
this stage, along with other primary and secondary data sources to
gain an understanding of the spatial implications of ‘revealed demand’
for employment land.

The locational and premises requirements of particular types of
business.

Identification of oversupply and evidence of market failure (e.g.
physical or ownership constraints that prevent the employment site
being used effectively, which could be evidenced by unfulfilled
requirements from business, yet developers are not prepared to build

premises at the prevailing market rents).”
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. Stage 3: Windfall Assessment Not applicable as relates to housing only.

. Stage 4: Assessment Review ascertaining the need for economic
development uses. To understand the future quantity of land required across
the main business sectors; to provide a breakdown of that analysis in terms of
guality and location and provide an indication of ‘gaps’ in supply through
economic forecasting, consideration of recent trends and/or assessment of
local property market circumstances. Preferred forecast methods include:

o Sectoral and employment forecasts and projections (labour demand)

o Analyses based on the past take-up of employment land and property
and/or future property market requirements.

The outcome of this stage is to provide broad quantitative employment land

requirements across the principal market segments covering the LDP periods

for both local authorities and an analysis of the likely ‘gaps’ in supply that

need to be filled

o Stage 5: Final evidence base, the outcome of which will be the completion
of the employment land review, which will be used to inform the LDPs for
each authority.

o

1.14 Table 1 shows how the Employment Land Review aligns with this Guidance. The link
between the report and the PPG methodology is not always clear cut, with different

sections overlapping, indeed certain steps overlap.

Table 1 - Employment Land Reviews — PPG Guidance

Stage 1 - Site / Broad Identification

Step 1 — Determine assessment area and site size Undertaken by Wrexham and
Flintshire Councils

Step 2 — Desktop review of existing information Covered in Sections 2, 3,4, 5

Step 3 — Call for sites / broad locations Undertaken by Wrexham and
Flintshire Councils

Step 4 — Site / broad location survey Covered in Sections 6, 10, 11

Stage 2 — Site / Broad Location Assessment

Step 5 — Estimating the development potential in Covered in Sections 6,7, 8 and
parallel with assessing suitability, availability, Appendices 5, 6 and 7
achievability — including viability

Step 6 — Overcoming constraints Covered in Section 9 and
Appendices 5 and 6

Stage 3 — Windfall Assessment

Step 10 — Determine housing / economic N/A
development potential of windfall sites (where
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justified)

Stage 4 — Assessment Review

Step 11 — Review assessment and prepare draft Section 9
trajectory; enough sites / broad locations?

Stage 5 — Final Evidence Base

Step 12 — Evidence Base and monitoring ELR produced by BE Group and
monitoring undertaken by Wrexham
and Flintshire Councils

Source: BE Group 2014

Study Methodology
1.15 These paragraphs set out the study’s methodology with reference, where relevant, to

the five stages of PPG guidance defined in Table 1.

Stage 1 - Site / Broad Identification
1.16 The desktop review element of this stage is covered in Sections 2-5 of this report.
Specific tasks undertaken include:

o A review of Welsh national, sub-regional (North Wales and Mersey-Dee) and
local planning policy and economic development reports and strategies. This
is reported in Section 2.0

o A review of socio-economic conditions in the study area. This aims to provide
the socio-economic context which shapes employment land demand and
supply factors in the study area to facilitate sustainable growth. It utilises both
Welsh Government and Office for National Statistics data, as well as relevant
information from the 2011 Census. This is reported in Section 3.0. Within this
section, Wrexham and Flintshire is compared to the four other local
authorities in North Wales, where possible, to Wales as a whole as well as
the two English local authority areas of the Mersey Dee Area — Cheshire
West and Chester and the Wirral.

e Statistical analysis of the property markets in Wrexham and Flintshire,
reviewing Welsh Government enquiries data for land and property and, where
available, local authority level enquiries. A review of the current supply of
vacant premises in the study area. This data was initially taken from a mixture
of property agents’ websites and the local authority commercial property
registers of the two Counties. This was subsequently augmented with site
visits and telephone discussions to determine that the identified vacant
properties remain available. This is reported in Section 4.0

e Face-to-face and telephone interviews with property market stakeholders
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such as developers, investors and their agents, to gain firsthand accounts of
demand for land and premises in the study area. This is reported in Section
5.0.

Stage 2 — Site / Broad Location Assessment

e A review of the existing portfolio of employment land in the study area (as
defined by the two local authorities), not only how much there is, but also its
quality, type, suitability and availability. Land is reviewed through a mixture of
site visits, desk top appraisal and telephone discussions with landowners and
developers. Reflecting the PPG, sites of less than 0.25 ha are excluded from
consideration. Unviable/undevelopable sites are identified and excluded, as
are sites retained for the expansion of specific firms or proposed for non B-
class uses. Removing those sites provides a realistic land supply for each
local authority area. The base date for the employment land supply analysis
(which differs from the base dates used for forecasting) is 31st March 2014.
This means that any employment planning permissions approved after 1st
April 2014 do not affect the identified land supply, neither do any site
completions which occurred after that date. This is reported in Section 6.0

o Consultations were undertaken with a number of the Council's major private
sector employers and key public sector agencies, including the Welsh
Government. These include engagement with Betsi Cadwaladr University
Health Board, Coleg Cambria and Glyndwr University to discuss the related
needs of the health and education sectors. This is reported in Section 7.0

e The property market in the local authority areas adjacent to Wrexham and
Flintshire has also been reviewed. This has been undertaken through
consultations with officers from the relevant local authorities, combined with
desktop analysis of the Employment Land Studies and LDPs or Local
Development Frameworks of those local authorities. Understanding the
supply and demand of employment land and premises in neighbouring areas
is important in assessing their impact on the Council’s land and property
market, particularly as the area sits within the Mersey Dee Area comprising
North East Wales, West Cheshire and Wirral. This is reported in Section 7.0

e The eight Town Councils and 60 Community Councils of Wrexham and
Flintshire have been contacted by post and email to gain their views on the
local level supply and demand for land. This is reported in Section 7.0

e As further evidence of demand for land and premises a survey of 700 local
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businesses across the two local authority areas (online and by post, with
follow-up telephone calls) was undertaken. This surveyed 5 percent of the
relevant business population in Wrexham and Flintshire. This is reported in
Section 8.0

Stage 4 — Assessment Review
e The land supply has been assessed against forecast data to understand
future land need. Future projected growth in the health and education sectors,
and the resulting additional needs in terms of land and premises, are also

considered. This is reported in Section 9.0
Stage 5 - Final Evidence Base
e This is then developed into a series of economic development

recommendations which are reported Sections 10.0 and 11.0.

1.17 At Appendix 1 we have included a schedule of all consultees.

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 19



Joint Employment Land Review
Wrexham County Borough Council and Flintshire County Council

2.0

2.1

2.2

2.3

24

2.5

STRATEGIC CONTEXT

Introduction
This section focuses on Welsh Government, sub regional and local reports and
strategies that have a relevance to the allocation of employment land and premises,

and summarises the relevant output.

However, it is important to note that all the strategies and reports, particularly the
research studies, represent point in time analyses of the study area, sub-region, etc.
All reflect the time at which the relevant research was undertaken which, in the case
of some of the older documents, may predate the recent recession. Some may
therefore express views and opinions that are no longer up to date, or have been

proved inaccurate in subsequent years.

An understanding of the strategies and reports contained in this review is needed to
show strategic alignment and a holistic approach to promote sustainable
development. However, it is not part of this review to critique or update past studies,
rather to undertake fresh research into the economies and property markets of
Wrexham and Flintshire. This study will form its own conclusions and where its
findings do not accord with the views of past research, form independent

recommendations accordingly.

Welsh Government

Planning Policy Wales, 7" Edition — Welsh Government (2014)

Planning Policy Wales (PPW) 7" Edition, sets out the land-use planning policies of
the Welsh Government. It is supplemented by a series of Technical Advice Notes
(TANs) which are discussed below. Together with a number of circulars and policy
clarification letters, PPWs and the TANs comprise the national planning policy for
Wales. National planning policy, alongside the Wales Spatial Plan (discussed below)

should be taken into account in the preparation of LDPs.

Chapter 7 of PPW sets out national policies for economic development. For planning
purposes, the Welsh Government defines economic development as “development of
land and buildings for activities that generate wealth, jobs and incomes. Economic

land uses include the traditional employment land uses (offices, research and
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development, industry and warehousing), as well as uses such as retail, tourism, and

public services.”

2.6 The document states the importance of the planning system supporting economic
growth, and ensuring that there is sufficient land that is suitable for economic uses.
Local planning authorities should facilitate the provision of sufficient land to meet
market demand, except where there are good reasons to the contrary. In addition,
local planning authorities should steer economic development to the most
appropriate locations by:

. Coordinating development with infrastructure provision
° Supporting national, regional and local economic policies/strategies
° Aligning jobs and services with housing (where possible) to reduce the need

for travel, especially by car
) Promoting brownfield, vacant and underused land
o Delivering physical regeneration and employment opportunities to

disadvantaged communities.

2.7 Local planning policies for economic development must allow developers and others
to secure the efficient and effective use of land. Plans and decisions need to be
based on an up to date and locally specific evidence base which demonstrates the
“suitability of the existing employment land supply in relation to the locational and
development requirements of business.” That evidence base should include an
Employment Land Review which is “relevant to prevailing market conditions and the

requirements of the development plan.”

2.8 Local planning authorities should ensure that “the economic benefits associated with
a proposed development are understood and that these are given equal
consideration with social and environmental issues in the decision-making process,
and should recognise that there will be occasions when the economic benefits will

outweigh social and environmental considerations.”

29 Mixed-use development should be encouraged, and should adjoin existing
settlements where appropriate. Employment and residential uses can be compatible
and when considering proposed residential developments which are close to existing
industrial and commercial uses, local planning authorities should ensure that “both

amenity and economic development opportunities are not unduly compromised.”
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2.10

211

2.12

2.13

2.14

2.15

2.16

New business creation is essential to sustain and improve rural economies. In
particular, self-employment and micro-businesses should be encouraged through a
flexible approach to home working. However business development that only offers

short-term economic gain may not be appropriate in rural environments.

Whilst some rural employment can be created through the re-use of buildings, new
development may also be required. This new development should, where possible
be within or adjacent to settlement boundaries and preferably close to public
transport links. In addition, where businesses cannot be accommodated within
settlements, appropriate small-scale rural enterprise should be permitted on
unallocated land. The expansion of existing businesses located in open countryside

should be supported provided there are no unacceptable impacts on local amenity.

Local planning authorities should also adopt a positive approach to farm
diversification, even when those farms are not served by public transport. The
provision of a sensitively designed new building within an existing farm complex may

be appropriate where the opportunity to convert existing buildings does not exist.

Local planning authorities should support the shift towards a low carbon economy.
Achieving this may require the development of clusters of industrial and commercial
uses, which would derive environmental benefits from co-location. Authorities should
also look favourably on proposals for new on-site low carbon energy generation,

such as energy recovery from waste.

Innovative business and technology clusters may also be important to the economic
growth of a local authority area. Development plan policies need to identify potential
networks and cluster areas, and set policies for the creation of the transport,
environmental and telecommunications infrastructure needed to support such

networks.
Finally, certain kinds of businesses may be especially important in providing
opportunities for disadvantaged social groups. Identifying the need for such

businesses will require research on the part of local authorities.

In summary, development plans should:
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. “Reflect work with neighbouring authorities and other relevant stakeholders to
plan strategically for employment land provision;

. Be underpinned by an up to date and appropriate evidence base to support
policy choices and land allocations for economic development;

° ...Set out an economic vision for the area, including a broad assessment of
anticipated employment change by broad sector and land use;

. Provide targets on land provision for the employment uses (Classes B1-B8),
showing net change in land/floorspace for offices and industry/warehousing
separately, and protect these sites from inappropriate development;

. Include policies relating to future development on existing employment sites
to protect them from inappropriate development:

o To encourage the regeneration and re-use of sites which are still
suitable and needed for employment;

o To control and manage the release of unwanted employment sites to
other uses;
. Seek to provide the right amount of land and qualitative mix of sites to meet

the market demand for economic development uses;
o Propose specific locations for those necessary industries which are

detrimental to amenity and may be a source of pollution;

° Seek to promote and facilitate development that will deliver physical
regeneration;
° In safeguarding existing sites and providing new sites, prioritise sites that

deliver appropriate job and training opportunities to disadvantaged
communities;

o Concentrate development that attracts large numbers of people, including
retail and offices, in city, town and village centres;

. Include criteria-based policies to deal with development not specifically
allocated in the development plan and help respond to unexpected change;

° Include policies on the scope for new economic development in and adjoining
rural settlements and identify suitable sites. In remote rural areas and smaller
settlements a criteria based approach should be considered;

. Include policies encouraging farm diversification and new rural development
opportunities;

. Identify protection zones around establishments that hold hazardous
substances and protect the ability of existing establishments to operate or

expand by preventing the incremental development of vulnerable uses in the
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2.17

2.18

2.19

2.20

2.21

2.22

vicinity of such sites.”

Technical Advice Notes — Welsh Government

These guidance notes and statements are intended to assist local authority policy
makers in the preparation of LDPs. Of particular relevance to this study is TAN 6:
Planning for Sustainable Rural Communities and the recently adopted TAN 23:

Economic Development.

TAN 6: Planning for Sustainable Rural Communities (2010)

This TAN highlights that “strong rural economies are essential to support sustainable
and vibrant rural communities.” Development plans should facilitate diversification of
the rural economy, accommodating the needs of both traditional rural industries and
new enterprises, whilst minimising impacts on the local community and the

environment.

Meeting the economic needs of rural communities will require the provision of a
diverse range of employment sites. Where possible such sites should be located
within or adjacent to settlements. A rural employment exception policy may also be
required, setting out the criteria against which planning applications for employment
use on the edge of settlements, on sites which are not specifically allocated in the
development plan, will be assessed. The expansion of existing rural businesses,
including businesses that are located in the open countryside should be supported

providing there are “no unacceptable impacts on local amenity.”

If there is a shortfall of employment land in the local authority area then planning
authorities should resist development proposals that could result in the loss of
employment sites, unless the applicant puts forward land or property of equivalent or

greater employment value.

Planning authorities should also encourage the growth of self employment and micro
businesses by supporting home working. Planning applications for employment
premises at home should be supported and development plans should identify new

opportunities for home/work developments.

Farm conversions to employment uses will often be appropriate in rural areas.

Appropriate uses at such locations could include food and timber processing and
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2.23

2.24

2.25

2.26

2.27

packing, services (offices, workshop facilities, equipment hire and maintenance),
sports and recreation services, the production of non-food crops and renewable
energy.

TAN 23: Economic Development (2014)

This TAN provides guidance on planning for economic development at a strategic
level, identifying and assessing the economic benefits of development proposals and
establishing an evidence base to support the economic development policies of
LDPs.

Echoing PPW, the TAN advises that local planning authorities should aim to provide
the land that the market requires (unless there are good reasons to the contrary).
“Local planning authorities should recognise market signals and have regard to the
need to guide economic development to the most appropriate locations, rather than

prevent or discourage such development.”

However, there may also be instances when planning authorities do not provide the
land the market demands, in the places where the market demands it. Proposed
developments or site allocations may be resisted because they would have
unacceptable environmental impacts, divert demand from town centres or would go
against agreed spatial strategies. In these circumstances planning authorities should

look for alternative sites which offer the same, or very similar, advantages.

A sequential test should also be applied to economic development proposals or
possible employment land allocations. First preference should be given to sites
within the boundaries of settlements (including planned new settlements and urban
extensions), then edge-of-settlement sites and finally land in the open countryside.
Land may be identified in less preferable locations if the resulting benefits (i.e. jobs
accommodated, alternatives, special merit) “outweigh any adverse impacts of the

development.”

Local authorities are encouraged to work jointly in sub-regional groups to prepare
joint economy evidence bases (such as this Joint Employment Land Study), including
an analysis of the sub-regional commercial and industrial property market. Such
sub-regional strategies should also focus on identifying strategic sites of national and

regional importance. In the case of Flintshire, major sites such as Warren Hall and
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2.28

2.29

2.30

2.31

2.32

land at the Deeside Enterprise Zone will have influence across both North Wales and

into Cheshire and the wider North West of England which need to be considered.

Where a planning authority is assessing a site allocation or planning application that

could cause social or environmental harm, there are three issues which need to be

considered:

. “Alternatives: if the land is not made available (the site is not allocated, or the
application is refused), is it likely that the equivalent demand could be met on

a site where development would cause less harm, and if so where?

. ...Jobs accommodated: how many direct jobs will be based at the site?
° ...Special merit: would the development make any special contribution to
policy objectives?”

An example of a development of ‘special merit’ could be a greenfield development
that could attract high-value, high-skill businesses that would not be interested in a

lower-quality urban environment.

In rural areas, development may be acceptable in countryside locations if it makes
communities more sustainable (encouraging people to work close to home), meets

the expansion needs of an existing local business or an existing business cluster.

In producing LDPs, local planning authorities should:

° Develop a broad vision for the Plan which “must be consistent and coherent
so that the economic, social and environmental considerations support each
other”

. Set land provision targets which meet the market demand for land. Local
authorities should work together to steer development to sustainable

locations.

In terms of forecasting future growth, the TAN, echoing Planning Policy Wales,
advocates “a broad assessment of anticipated employment change by broad sector
and land use”. Specifically, this will require ‘the preparation of possible future
economic scenarios with plans developed in a way which ensures they are robust
across the more likely scenarios and contain the flexibilities necessary to adjust
to changing circumstances. The starting point for scenarios would normally be

past trends at a regional level. Such scenarios could be adjusted to reflect
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different policy or demographic assumptions.”

2.33 The TAN accepts that such forecast modelling can often be imprecise — “Models of
future economic scenarios are surrounded by a large margin of uncertainty, and often
more so for individual authorities than for larger areas. Modelling may be most
successful when based on functional economic areas such as travel to work areas

and housing market areas.”

2.34 Where projected local authority growth differs markedly from that expected for the
wider region, ‘the authority should provide an evidence-based justification for these
differences, much as they would have to in respect of population projections for their
area.” Predicted employment figures should usually be expressed as a range of
scenarios to reflect different economic outcomes and policy options. Ultimately
however, ‘the level of growth envisaged must be realistic, able to withstand scrutiny
and be consistent with the other aspirations of the plan including population and

housing projections.”

2.35 Finally, the TAN highlights that existing employment sites should only be released for
other uses if:

. “They have poor prospects of being re-occupied for their previous use;
° And/or the particular market that the site is part of is oversupplied;
° And/or the existing employment use has unacceptable adverse impacts on

amenity or the environment;

° And the proposed redevelopment does not compromise unduly neighbouring
employment sites that are to be retained;

. Or other priorities, such as housing need, override more narrowly focused

economic considerations.”

People, Places, Futures: The Wales Spatial Plan Update — Welsh Government
(2008)

2.36 The Wales Spatial Plan provides a strategic framework for future development and
policy in Wales. It provides the context that LDPs should take account of. The
national vision of the Plan is that: “We will sustain our communities by tackling the
challenges presented by population and economic change. We will grow in ways
which will increase Wales’ competitiveness while assisting less well-off areas to

catch up on general prosperity levels and reducing negative environmental impacts.
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We will enhance the natural and built environment and we will sustain our distinctive

identity.”

2.37 In order to promote a sustainable economy (one of five themes in the Plan)
employment-related development should occur near public transport, housing and
infrastructure developments. The development of brownfield sites should be
prioritised over greenfield land.

2.38 Wrexham and Flintshire lie in the North East Wales sub region. The Spatial Plan
vision for the sub region is that it will become: “An area harnessing the economic
drivers on both sides of the border, reducing inequalities and improving the quality of
its natural and physical assets” (Welsh Government, Page 53). The Plan recognises
key elements to achieve the vision for North East Wales and includes:

° strengthening key hubs as a focus for investment in future employment,
housing, retail, leisure and services

° developing sustainable accessibility between hubs, coastal and border towns
are rural parts of the area

o improving the quality and diversity of the economy, with a focus on high value

manufacturing and services, including a high quality year-round tourism

sector
. developing the skills and education of the current and potential workforce
° promoting sustainable development.

2.39 North East Wales has a relatively high number of large employers, outside which the
economy is dominated by micro businesses. The establishment and growth of
indigenous and incoming businesses needs encouragement. The Area must offer a
high quality built and natural environment, a highly skilled and flexible workforce, a
range of appropriate sites and premises, research and development and office

opportunities and infrastructure such as effective transport and communications links.

2.40 Wrexham, alongside Flintshire and Denbighshire, has crucial cross-border linkages
to the wider area of Chester and West Cheshire, with opportunities of economic
growth to benefit all in the area. This will be achieved by linking areas of opportunity
with areas in need of regeneration. Working towards this vision, the Mersey Dee
Alliance will have an important role to play in supporting the implementation of the

strategy through facilitating close collaboration and partnership working across North
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East Wales, West Cheshire, and the Wirral.

2.41 The role of the mainstream manufacturing sector in Flintshire and Wrexham is of
particular importance for the international market. “The cross-border area of North
East Wales has redeveloped itself very successfully into one based on high value-
added manufacturing and services. A number of these sectors are now considered to
be of national or international significance: aerospace, automotive manufacturing and
financial services.” Key areas working in international markets include Broughton
(high technology manufacturing), Deeside (high technology and mainstream

manufacturing), and Wrexham (mainstream manufacturing).

2.42 The focus should be on developing such existing high value sectors. However, at the
same time there are opportunities to diversify the economy into new and emerging
industries and sectors. If the economy of North East Wales has a structural
weakness, it is felt to be in the lack of graduate level employment, and in its
professional services and financial service sectors, where the Chester and Cheshire

cross-border area has greater strength.

2.43 North East Wales has a relatively high number of large employers, although micro
businesses dominate overall. A key element of supporting sustainable economic
development will be in the provision of a suite of strategic employment sites across
North East Wales in order to retain and attract high quality employers. It will be
particularly important to maintain the quality of the offer at established key
employment sites in the North East Wales, notably in the major industrial estates in
Wrexham and Deeside.

2.44  Across North East Wales as a whole there are felt to be (in 2008 at least) sufficient or
even surplus levels of employment land allocated. However the Spatial Plan
recognises that the specific type and quality of sites available may not be suited to
the future demands from employers, which may require smaller units for service or

high value manufacturing activities.

2.45 The Wales Spatial Plan also argues that there are opportunities for significant
employment growth in health, particular around major hospitals in Wrexham.

Furthermore, major industrial estates in Wrexham are one of a key number of
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established employment sites that continue to be supported. The Plan also
emphasises the need to give appropriate and sympathetic consideration to the
employment and regeneration needs of the rural hinterland, otherwise there are likely

to be increased issues relating to commuting.

2.46 The Spatial Plan makes reference to pockets of some of the most deprived urban
areas in Wales, and includes areas of Wrexham. Here, there are problems
associated with poverty, multiple deprivation, low levels of economic activity and low
quality housing and infrastructure. Despite recent improvements in economic
inactivity rates remain high in certain pockets, and are an important issue in rural

communities and Communities First areas in Wrexham and elsewhere.

2.47 Some communities in Wrexham and Flintshire are experiencing relatively high levels
of economic in-migration which presents the opportunities and challenges in terms of
service provision but has helped the economy by filling jobs in a very tight labour

market.

Sectors Delivery Plan — Welsh Government (2013)
2.48 To support the Welsh economy, the Welsh Government's Department for Business,

Enterprise, Technology and Science will focus support into nine key sectors:

° Energy and Environment

o Construction

o Creative Industries

o Advanced Materials and Manufacturing

. Financial and Professional Services

° Food and Farming

° Information and Communication Technologies (ICT)
o Life Sciences

o Tourism.

2.49 Welsh Government’s short, medium and long term strategic priorities for each sector,

excluding tourism, are set out in Table 2.
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Table 2 — Welsh Key Sectors — Challenges and Relevant Welsh Government Strategic Priorities

Sector Relevant Strategic Priorities
Short Term Medium Term Long Term
e Stimulate Enterprise Zone opportunities by ensuring e Gain representation on and early engagement e Conduct specific technical analysis of areas
alignment with Energy and Environment priorities in with UK funding organisations to shape the needed to grow the sector and deliver the
order to create and maximise opportunities for the future design of funding rounds so that they commitments made in the First Minister’s
use of renewable technologies align with the Energy and Environment sector Energy Wales Policy Statement and
 Provide tailored packages of support for businesses, plan objectives set by the Energy Programme
particularly for those projects offering the greatest e Formulate and execute a marketing plan, for Board, including developing supply Cha'”
potential, including the delivery of a SME Energy the sector and projection of Wales in opportunities across the whole sector;
and Environment revenue development fund conjunction with the Energy Wales Programme sector infrastructure, including ports sites
. Board and premises; trade opportunities; and
e Secure commitment from funders for marketing
Energy and commercialisation of projects and knowledge e Develop a cross-sector South East Energy hub

Environment

transfer for specifically identified projects

Continue working with industry to seek solutions for
high and increasing energy costs

Develop proposals for projects, identifying funding
requirements and formulating case-by-case
propositions to immediately target marine energy
with particular emphasis on unlocking barriers for the
sector

Develop thematic action plans for the sector using a
whole government, cross-sector and multi agency
approach.

approach to ensure that opportunities for
Wales arising from UK nuclear developments
and from any future Severn Barrage
development are fully exploited.

o Directly secure business and industry
viewpoints into the shape and form of
Natural Resource Wales

e Work with stakeholders, developers and
local authorities on developing a
proposition to support future marine energy
in Wales and unlock the potential from our
seas.

Construction

Identify barriers, and influence policy changes, to
improve the regulatory and legislative background

Maximise the opportunities for business arising from
a national infrastructure plan for Wales

Improve the UK and overseas market penetration
potential of competitive and niche high value
businesses via market awareness and international
trade programmes.

¢ Improve the sectors’ understanding of
Procurement Standards and Best Practice

e Work across Welsh Government to Identify
Sovereign Growth Funds, EU Structural Funds
and Venture Capital Funding to further deliver
Government led projects across Wales

o Develop local expertise and target
internationally mobile “medium term” supply
chain growth opportunities, e.g. nuclear and
other energy and environmental technologies.

¢ Reduce long term negative impacts of new
construction related policies, and
regulations on the sector through securing
more effective consultation and
consideration at all levels of Government

e Monitor and evaluate evolving market
trends and offer evidence-based and
business focused advice relating to the
skills agenda

¢ |dentify mechanisms which maximise
Wales’ future return on investment on
public sector expenditure and benefit the
local economy, community and supply

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112

31




Joint Employment Land Review

Wrexham County Borough Council and Flintshire County Council

Sector Relevant Strategic Priorities
Short Term Medium Term Long Term
chain overall.

e Ensure appropriate support mechanisms are in e Use Government influence to lever in the e Seek to ensure that Wales offers an
place to support commercial business growth, maximum European and UK support available exceptional environment for the creation
including advice and information, access to finance, for the creative sector in Wales, while ensuring and exploitation of digital creative content
mentoring, international trade support, and networks that projects in receipt of funds are of a high with:

o Develop and pilot methods to accelerate the growth quality and aligned with strategic priorities o Full next generation broadband
of digital media in Wales, including a digital e Support the development of physical and coverage
development fund to help businesses exploit new digital industry infrastructure in Wales, building o Attractive production locations
market opportunities through emerging digital upon identified strengths and assets. o . .

A o  Specialist business support and funding
technologies )

e Undertake a comprehensive mapping study of the © Sk"_le_d' talented per§onngl
creative industries in Wales o Training and education aligned to the

. . . needs of business and the digital
. e Establish a broadcasting advisory panel, to ensure
Creative | . h . . ial economy
Industries Wales derives the maximum economic, social and

cultural advantages that can be practically achieved
from the public service broadcasters

Undertake an independent review of industry
education and training to ensure that the
requirements of industry are fully understood

Map EU and UK funding available to the sector

Seek to maximise the impact that public sector
procurement has on the creative industries in Wales,
including through the development of guidelines for
procurement of creative services

Support inward investment, including through a
strong and economically-focused Wales Screen
Commission location service.

o Innovative use of public sector spending
to support creative

Businesses

Ground-breaking projects supported by
European funding.

Materials and
Manufacturing

Support the manufacturing base in Wales across the
value chain through capital and revenue support
with the aim of safeguarding existing jobs and
assisting opportunities for the creation of new jobs

Work with companies in Wales and globally to
identify opportunities for enhancing the
manufacturing supply chain in Wales

o Develop and support capacity building
initiatives to underpin the rollout of the sector
strategy

o Exploit new evidence and focus on areas of
greatest potential impact

¢ Maximise opportunities in the delivery of

¢ Promote and encourage a culture of
research, development, innovation and
design across the manufacturing value
chain in Wales

e Improve skill levels to support the journey
of companies moving up the value chain

e Support companies to become more
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Sector

Relevant Strategic Priorities

Short Term

Medium Term

Long Term

Implement a dedicated anchor and regionally
important company strategy

Generate Inward Investment and Trade
opportunities for the sector in Wales

Support companies through programmes focussed
on delivering innovation and skills e.g. Innovation
Vouchers and SMART grants, apprenticeships and
Skills Growth Wales

Deliver a Welsh Manufacturing Summit, bringing
together the private sector, public sector and
academia to showcase Welsh Industry, provide a
platform for engagement and consider key
challenges and responses to create more jobs,
growth and wealth

Review and update the evidence base to support the
strategic direction of the sector.

Enterprise Zones in Wales

o Develop and implement a key stakeholder
engagement programme to achieve buy-in to
the sector strategy, continually consulting and
reviewing/refining the key deliverables.

competitive through capital investment and
adoption of new systems and business
models

e Support businesses to access the global
market

e Develop the proposition for Wales as a
desirable location for manufacturing
operations and to proactively attract new
investment.

Financial and
Professional
Services

Develop a three year marketing plan

Engage with the largest 150 Financial and
Professional Services companies in Wales and
provide support for those with job creation projects

Promote the Wales proposition to the top 400
companies in London to encourage them to move
part or all of their head office support functions to
Wales

Promote the Wales proposition to UKTI and
overseas offices and encourage them to market
Financial and Professional Services for Wales
across the world

Promote collaboration between industry, schools
and universities to help make Wales one of the
easiest places to set up and operate Head Office
business functions in Europe

Establish a network of diaspora and business
testimonials in London and internationally to help
drive the message that Wales is open for business

e Leverage the expanding Cardiff Central
Enterprise Zone as a first class location for
Financial and Professional Services
businesses

e Establish Wales as an attractive investment
location

e Raise awareness of career opportunities in the
sector in Wales

e Establish a network of business mentors to
help businesses grow successfully.

e Grow employment in the sector in Wales to
200,000 by 2021

e Grow sector GVA to match the UK average
by 2021

¢ Create the right economic environment and
provide the necessary support to allow
Financial and Professional Services
companies to grow successfully

e Raise Wales’ international profile and
attract Investment with a clear focus on
London.
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Sector Relevant Strategic Priorities
Short Term Medium Term Long Term

e Develop and improve an accessing finance website
for Welsh businesses.

e Undertake a qualitative research and analysis of the e Take all practical steps to benchmark and ¢ Identify food and drink companies of all
food industry in Wales, to better understand the significantly increase the capacity of Welsh sizes with the ambition and capacity to
sector agricultural raw material that is processed in create significant sustainable growth when

o Develop a set of Key Performance Indicators and Wales prioritising resources
publish these as part of a Delivery Plan with targets, e Promote innovation and entrepreneurship in e Establish the Cross Government Working
data, and business approach to provide direction for the food sector through a range of mentoring Group on Food, to be chaired by a Welsh
the food and farming sector. support, management training, marketing and Government Minister, to co-ordinate and

other specific programmes develop policy, and deal with the Key
Food and  Work with the Food Centres and re-brand them Drivers and Indicators across the Welsh
Farming to ‘Food Business Development Centres’ to Government.

increase their outputs and ensure effective
collaboration with employers and business
mentors

e Establish a base line of evidence on the
procurement of food and drink from Wales in
order to create targets to optimise growth in
this area

e Establish a Welsh Supermarket Forum in order
to improve communication with this important
part of the food and farming sector.

Information and
Communication
Technologies
(ICT)

Hold a series of workshops with all Trust, Security
and Analytics stakeholders in Wales to scope
opportunities for development and other
interventions that may be necessary

Explore Predictive Crime Analytic with both the
Police and private sector.

o Exploit PSBA Network and Next Generation
Broadband

o Define and implement interventions to support
start-ups and SMEs, and articulate skills need
of employers

e Ensure visibility and awareness within industry
of relevant funding sources and serve as a
broker between these funding sources
(EU,Technology Strategy Board, etc) to gain a
bigger share for Wales.

e Ensure that businesses in Wales have
access to a talent pool with the right ICT
skills to meet their current and future
needs;

e Contribute to the development and
implementation of procurement policies to
ensure that ICT procurements consider the
benefits for Wales and Welsh companies

e Encourage ICT businesses to
internationalise and take advantage of
opportunities in overseas markets and
attract high value-added businesses to the
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Sector

Relevant Strategic Priorities

Short Term

Medium Term

Long Term

sector in Wales.

Life Sciences

e Continue to develop BioWales and to support
networks and collaborations in Wales, especially
those with international awareness and connectivity

e Develop proposals for an integrated Life Sciences
Hub

e Continue to speed up the delivery of existing
programmes of support for innovation and business
growth

e Increase support for international trade and inward
investment programmes.

o Establish an integrated Life Sciences Hub

o Establish an accelerator programme for
innovation in Life Sciences and Health, which
is integrated with government funding
programmes and which delivers an investment
pipeline to commercial investors

¢ Deliver a strong international marketing and
communications programme.

e Demonstrate significant growth in the
sector in Wales and increased private
investment into the sector. Improve the
international recognition and reputation of
Wales as a Life Sciences cluster.

Source: Welsh Government, 2013
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Draft Planning (Wales) Bill (December 2013)

2.50 The Welsh Government’'s objective is to introduce a national, regional and local
planning system for Wales which improves the existing system and creates culture
change to enable the positive delivery of appropriate development. This requires
changes to primary legislation in the form of a draft Planning (Wales) Bill along with
secondary legislation, policy (including a National Development Framework which will
replace the existing Wales Spatial Plan) and guidance.

2.51 Primary legislation in the Bill, if agreed, would be amended to enable a joint planning
board to prepare an LDP for multiple local authority areas, and ultimately produce a
Joint LDP based on evidence of the issues that need to be addressed. This could

include employment requirements within a travel to work area.

2.52 The Bill also looks to establish a system of Strategic Development Plans (SDPs) to
address issues of greater than local importance. Strategic elements of LDPs,
including employment should be elevated for discussion and conclusion in a SDP.
SDPs should only be prepared in areas where there are matters of greater than local

significance.

2.53 In consultation documentation the A55 Corridor is provisionally identified as one
location where it would be appropriate to develop a cross-boundary SDP. Further
detail is not provided but it is assumed that such and SDP would look at the
economic linkages between strategic sites (employment and housing) in Flintshire
(Deeside, Warren Hall, etc.) with equivalent locations along the A55, west to the port
area of Holyhead, Anglesey. It is not clear if Wrexham, which sits some distance from
the A55 itself would be included although given clear economic linkages across the

North Wales area it is assumed it would have some role.

City Regions Final Report (2012)

2.54  This report publicises the findings of the Welsh Government’s City Regions Task and
Finish Group, which met in 2012. The objective of the Task Group was to determine:
“whether a city region approach appeared likely to deliver more jobs and greater

prosperity in and for Wales than current approaches to economic development.”

2.55 After detailed research this report did not recommend a city region covering North

East Wales/West Cheshire. The justification for this was that “while traffic flows are
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2.56

2.57

2.58

2.59

2.60

clearly interdependent, the region as a whole would only just reach minimum critical
mass [for city region status] of 500,000, the appetite for a city region approach was
[found to be in consultation undertaken for this study] patchy and while the business
community in north east Wales has a great deal in common with its counterpart on

the English side of the border, social and cultural connections are generally weaker.”

Recommendation 4 of that task group was that: “everything possible is done, by
concerned local government and, where necessary, the Welsh and UK
Governments, to strengthen the Mersey Dee Alliance as a regional strategic body
and give it the powers it needs to deliver sustainable growth in jobs and prosperity in

north East Wales.”

Regional

North Wales Regional Employment Land Strategy: Strategy Document — North
Wales Local Authorities (2014)

The Strategy covers the whole of North Wales and supports spatial development at
both the regional and sub-regional levels. It has been developed in order to support
key sector growth across the region and provides an overarching framework for
investment. The Strategy considers trends and forecasts in the key sectors across
the North Wales region, reviews the strategic land portfolio and considers how this
portfolio will meet demand over the strategy period.

Within the Strategy, reference is made to certain geographies where sector
investment may be particularly strong (e.g. advanced manufacturing in the North
East). However, the focus is ensuring these strengths lead to wider benefits for the

region as a whole.

It should be noted that the following paragraphs represent views expressed in this
North Wales Regional Employment Land Strategy only. They do not necessarily
reflect the findings of this Joint ELR the views of WCBC, FCC or other relevant

bodies.

Advanced materials and manufacturing maintains its position as one of the most
important sectors in North Wales with a diverse business base across North Wales.

Six of the 12 companies in North Wales are included on the Welsh Government
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Anchor list. Of these six, five are from the study area and includes Airbus
(Aerospace); Toyota Motor Manufacturing (Automotive); JCB Transmissions
(Automotive); Tata Steel Europe (Manufacturing); United Paper Mills
(Manufacturing). Of particular reference, the Advanced Manufacturing Centre
proposed as part of the Deeside Enterprise Zone is one of three programmes in
North Wales which seeks to further strengthen this sector and support growth moving

forward.

2.61 The super prison in Wrexham will lead to significant construction employment and
training opportunities for the region. This sector is likely to generate demand for land

for office support functions (e.g. storage) rather than demand for strategic sites.

2.62 The creative industries sector, whilst focussed in South Wales, also has a clear role
within North Wales. The vision for the sector is to create a good business base
which may attract larger investors while also including many companies that may

require flexible business space across the region.

2.63 The Strategy recognises the position of Sharp Manufacturing Company in Wrexham
as a Welsh Government Anchor Company and a leading energy based company
(although the Wrexham plant no longer manufactures solar panels). Welsh
universities offer a range of courses specific to the needs of the energy and
environmental sectors with long-term industrial linkages. Glyndwr University’s Centre
for Solar Energy Research is one such example. Swansea University is also active
in North Wales, supporting the operation of the Sustainable Building Envelope Centre
at Tata Steels Shotton site.

2.64 Financial and Professional Services is one of Wales’ largest and fastest growing
sectors. North East Wales has had some success attracting firms including
Moneysupermarket.com, which originated in Flintshire and Avox. With
advancements in physical and digital infrastructure in Wales and planned role out of
high speed broadband by 2015, this sector has the potential to continue to grow

within the region.

2.65 The region contains a number of key companies within the food and farming sector
and has seen a number of recent investments. Farmers Boy in Deeside invested

heavily in their facility in 2012 and The Village Bakery in Wrexham invested in its
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2.66

2.67

2.68

2.69

2.70

production line in 2013. Two Sisters Food Group also has bases in Deeside and
Llangefni and is a subsidiary of Boparan Holdings who are included on the Welsh
Government Anchor Company list.

The North Wales region contains a number of key employers within the life sector
including ConvaTec Ltd in Deeside and Nice-Pak International, Flint. Alongside its
development and manufacturing facilities, ConvaTec also has its global research and
development for wound care products in North Wales. In order to support the sector
the Welsh Government announced the £100 million Life Sciences Investment Fund in
2012 which seeks to invest in Life Sciences and related medical, pharmaceutical and

healthcare companies in Wales.

Between 2013 and 2031 employment numbers across all sectors is forecast to grow
by 3,401 in North Wales. The data shows that the growth is being driven by the
construction, tourism, energy and environment and creative industries sectors.
Employment decline is predicted to occur most heavily in the advanced materials and
manufacturing and life sciences sector with a projected loss of 6,300 jobs and 1,000

jobs respectively.

Median scenario forecasts to 2031 reveals fairly low growth within the nine key
sectors requiring an additional 46.3 ha of employment land across North Wales and a
predicted growth in jobs across all sectors of 918. When considered in terms of jobs
within the B use classes the forecast shows a negative growth of -2,115 jobs.

The Strategy employs a high growth scenario which shows a requirement for 55.61
ha to 2031, reflecting a greater demand in certain key sectors in which strategic
projects and programmes are likely to influence investment decisions e.g. Enterprise
Zones. In this scenario a predicted additional 3,991 jobs will be created to 2031, a
growth rate of 249/year across the region within priority sectors. When looking at the
proportion of these jobs in B use classes, the high growth scenario leads to an
additional 197 jobs.

The analysis therefore shows limited demand for strategic employment land across
the region suggesting that efforts across North Wales should be placed on ensuring
that a small portfolio of strategic employment sites are identified to meet the needs of

future investment.
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2.71 The Strategy concludes that the North Wales economy has an adequate provision of
employment land to meet the needs of strategic investor.

2.72 It is important to recognise that the Regional Employment Land Strategy has a very
different focus from this study and that the two are not therefore readily comparable.
The Regional Employment Land Strategy, for example, looks at land needs in nine
key sectors:

o Advanced materials and manufacturing
o Construction

o Creative Industries

o Energy and environment

o Finance and professional services

o Food and farming

o ICT

o Life sciences

o Tourism.

2.73 Some of these sectors, such as advanced materials and manufacturing will be strong
in Wrexham and Flintshire. Others such as life sciences have a more limited role in
the economy of the sub-region. Regardless, however, this Joint Employment Land
Review considers the whole industrial, warehouse and office based economy of
Wrexham and Flintshire and does not limit itself to any specific sectors. This more
holistic approach is likely to generate higher demand figures, for the simple reason

that it is considering the needs of more of the local economy.

2.74 In addition, the jobs forecasting analysis (which as discussed, only considers jobs
change in the nine sectors) uses a net forecast level only, i.e. it predicts that five
sectors, which are predicted to grow, and which will provide growth of 8,708 new
jobs across North Wales to 2031. However, it then takes away 7,790 jobs from four
other sectors predicted to decline (particularly advanced manufacturing) leaving a
net jobs figure of only 918 jobs to be converted into a land requirement (at a
comparatively low development density of 3,000 sqm per hectare, compared to 3,900

sgm/ha in this study).

2.75 The Joint Employment Land Review does make a similar calculation (see Section
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9.0), but also considers ‘growth only’ scenarios where only the needs of growing
sectors are considered (under the assumption that declining sectors will not
automatically be releasing land for other uses and should not therefore be included
as a reduction in needs). It also considers if low growth projections reflect the reality
of past experience, as expressed through previous take-up rates. Further scenarios
that factor in the potential employment capacity in major projects in Flintshire have
been provided to the County Council in separate advice.

2.76 On the supply side, it is also worth noting that The Regional Employment Land
Strategy only considers the strategic sites on Wrexham and Flintshire. In Wrexham
this includes Wrexham Industrial Estate (and only certain undeveloped sites within it),
Llay Industrial Estate (again only certain sites), Ruthin Road and Wrexham
Technology Park. In Flintshire this appears to include land at Hawarden, Deeside,
Warren Hall and Mostyn Docks. The Joint Employment Land Review considers the
local supply of land in both local authority areas and also reviews the supply position

in strategic locations, such as Wrexham Industrial Estate, in much more detail.

Mickledore Sector Study — Mersey Dee Alliance (2012)

2.77 The report sets out a sector analysis of the Mersey Dee economy, a significant
economic geography within the UK, supporting 30,000 jobs and over 27,000
registered companies. It was undertaken as part of a piece of work to understand
the sectors which are important across the whole of the Cheshire, Warrington, Wirral
and North Wales and has involved the completion of sector prepositions for UK

Trade and Investment.

2.78 Recommendations of relevance to the ELR include:

. Recommendation 1 — “The most important element of the Mersey Dee
economy is advanced manufacturing. Flintshire and Wrexham generate a
higher proportion of their economic output from manufacturing than anywhere
else in the UK whilst Cheshire West and Chester has a larger absolute
productive output than Flintshire and Wrexham. There is the critical mass to
allow the formation of vertical supply chains involving production engineering,
service and maintenance companies, packaging and transport. This is a clear
differentiator for the area at a time when there is more discussion about the
need for the UK to undertake more manufacturing activity. The alignment of

promotional activity, land assets, financial incentives, skills training, R&D
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support, and supplier linkages for the benefit of manufacturing investment is
rare in the UK and this proposition can attract further companies into the area.
The number of advanced manufacturing inward investment projects into the
UK is currently limited — but projects that do arise tend to be of high value and
Flintshire (in particular) should be recognised as a natural contender on any
company shortlist. The leading position of Flintshire and Wrexham in
manufacturing should continue to be promoted strongly and widely especially
as less qualifying regions start to promote themselves as advanced
manufacturing locations.”

. "Recommendation 6 — Apart from in the business services sector, where
there continues to be a strong flow of genuinely mobile potential inward
investment projects, inward investment is increasingly difficult to attract.
Inward investment is more likely to arrive as a result of company, supplier or
customer linkages that are already in place within the region than as a result
of speculative overseas promotional campaigns. An inward investment
strategy is therefore more likely to be successful when built around these
businesses. The strength of the advanced manufacturing sector and the
number of international company interactions that must take place on a daily
basis represent the most important ‘multiplier’ network for Mersey Dee. There
is an opportunity to reinforce the knowledge and propositions of the area with
local businesses. The Indian influence in the chemical industry is an important
trend that should be explored with the companies involved with the potential

for closer links."

Mickeldore Sector Study — North Wales (2012)

2.79 This Study sets out a sector analysis of the North Wales economy. North Wales
represents 22 percent of the economy of Wales, whilst the manufacturing sector
represents over 30 percent of the manufacturing output of Wales. Almost 50 percent
of the entire output is generated in Flintshire and Wrexham. These two areas derive
more of their economic output from production activities than any other location in the
UK (41 percent). Findings within this Study are the same as the Mersey Dee Alliance
Study, discussed above. The Study proposes ten recommendations of
consideration, of which Recommendation 1 and 6 of the Mersey Dee Alliance are
carried forward. Alongside these, Recommendation 8 carries pertinence and states:
. “The land and property resource in North Wales is becoming a significant

differentiator in the attraction of investment. Historically potential inward
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investment clients generally assumed that land and property would be
available whenever they had selected an appropriate location. This is
increasingly no longer the case — England in particular has a relatively small
number of very large scale commercial sites. There is the opportunity for
property agents to market the sites of North Wales nationally as they are
likely to represent a pressure release from land and property restrictions in
England. The availability of these sites is also an important message for

investment intermediaries”.

West Cheshire North East Wales Sub Regional Study and Economic
Perspectives (2004)

2.80 The purpose of the Sub Regional Study is to inform a wider piece of work to prepare
a medium to long term strategy for the area, and to inform future strategic policy
development in North West England and Wales. Although ten years old, elements of

this Study are still relevant.

2.81 The Core Study area of the report comprises Flintshire, Wrexham, Ellesmere Port
and Neston and Chester. A Wider Reference Area, was assessed which comprises
the district/county borough boundaries of Denbighshire, Wirral, Halton, Warrington
and the Vale Royal ward boundaries of Frodsham North and Frodsham South and
Helsby.

2.82 The Study recognises the importance of Wrexham as a major regional centre and the
principal urban centre in North Wales. Other strengths include the population growth
of the sub-region, particularly in Flintshire and Wrexham, as well as the large supply
of employment land at these locations.

2.83 There is an opportunity for key agencies to co-ordinate their approach to bringing
forward employment sites for development across the sub-region to meet the needs
of the cross-border target sectors — delivering sites for high level services in the
short-term in Ellesmere Port and Wrexham, where short-term constraints in Chester
exist; and delivering sites for mainstream and high tech manufacturing in Ellesmere

Port, where short-term constraints in Flintshire and Wrexham exist.

2.84 There is also an opportunity for a co-ordinated approach to bring forward a range of

sites in the medium and long term to meet the needs of the cross-border target
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sectors including amongst others, Saighton Camp, Warren Hall, Northern Gateway
(Deeside).

2.85 Wrexham and Flintshire have experienced the highest house price increase of the
Core Study Area, with an insufficient supply of residential land to meet projected
demand, particularly in Flintshire. Pockets of deprivation and unemployment are
evident across the sub-region, with particular concentrations in Wrexham and
Ellesmere Port. A particular weakness is that the supply of employment land is
constrained by site readiness and the quality of sites available, particularly in
Flintshire and Wrexham which has a high volume of land available in the short term.

2.86 Flintshire is absorbing the major movements of population, with the area having more
than four times the migratory flows entering its boundaries compared to Wrexham.
Economic projections of the Sub Regional Study indicate that the dominant
economies in terms of job growth within the Core Study Area are Flintshire (in
particular) and Wrexham and Chester. However, these areas are dominated by the

economy of Warrington in the Wider Reference Area.

2.87 In terms of Labour Supply change, Flintshire dominates the growth in labour supply,

with Flintshire and Wrexham dominating the percentage growth.

2.88 The Study recommends the area of The West Cheshire — North East Wales Sub
Regional should be defined by the local authorities of Chester, Ellesmere Port and
Neston, Flintshire and Wrexham, together with the inclusion of Denbighshire and

Wirral where specific issues arise.

West Cheshire/North East Wales Sub-Regional Spatial Strategy and Strategic
Environmental Assessment Process Report (2006)

2.89 The Report provides a non-statutory framework for greater cross-border co-operation
and development between North East Wales and West Cheshire up to 2021. The
Spatial Strategy sets out a broad vision that has been developed for the sub-region
of a successful regional, national and global marketplace. Strengths of individual
centres will be recognised to pursue economic growth, whilst realising social

inclusivity and enhancing environmental limits.

2.90 Key spatial planning principles of relevance include:
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2.93
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. Reduce the need to travel within the sub-region through the careful location of
housing, employment and retail

. Enhance the external competitiveness of the sub-region by building on
existing successes and identifying future opportunities to widen the economic
base

. Take proactive steps to improve the environment through the redevelopment
of brownfield sites and major environmental improvements along the Dee

Estuary.

Changes in the designation of the Assisted Areas in the sub-region have resulted in
the loss of regional grant status in major towns like Wrexham and its key employment
centres. The West Cheshire/North East Wales sub-region is not likely to escape the
national curtailment of areas with Assisted Area status. This could affect not just the
investor appeal — especially if areas close to its borders retain such uses — but also
the ability of public sector organisations to take intervention actions to promote

growth and development.

Relevant economic priorities to be addressed include:

. Raising the quality of the property offer, especially to meet the changing
requirements of industry and commerce and the general move towards a
service sector economy

. Increasing the availability of ripe, quality employment sites to match the
economic priorities; and giving increased emphasis to the role of micro-

businesses, indigenous growth and local supply networks.

With some notable exceptions like Chester, there is an overall problem of low
perception of the sub-region as an investment location. This is reinforced by the
relatively weak investment yields evident in many parts of the sub-region. All of this
impacts on the ability to attract private investment. However, as Deeside has
demonstrated, viable development — without grant support — can be achieved with

the right strategy and the right product for the marketplace.

Recent trends and market evidence of the time suggests:
. That ‘new’ greenfield inward investments are likely to be much smaller in
scale then in the past couple of decades — and most of these investments are

likely to be in the service sector
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2.95

2.96

2.97

. Prospects for new large-scale manufacturing investments face tough
competition from other part of the UK, mainland Europe, and the rapidly
growing economies of China and India

. There are likely to be both significant opportunities and challenges for
attracting re-investments (in both the manufacturing and service sector)

o As competition increases, the sub-region must inevitably focus increasingly
on higher value added activities and services

. The investor offer — both for attracting new ‘greenfield’ investments and for
harnessing re-investments — must be increasingly upgraded to reflect the new
market conditions. This applies especially to the regeneration areas within
the sub-region

° There will be an increasing need to encourage investment and job
opportunities from indigenous companies and firms within the sub-region, but
again recognising that, especially for the larger scale investments,
competition with other parts of the UK and other countries is often involved.

The Sub-Regional Spatial Strategy supports the sustainable growth of four strategic
centres of Chester, Wrexham, the Deeside conurbation and Ellesmere Port. There
are various issues and constraints facing each of the four centres, but for Wrexham
the following are described:

° Balance between developments in Wrexham and its hinterland

° Continuing role of Wrexham as a major manufacturing centre

° Definition of its developing role in higher education and regional health
services

o Further development of Wrexham’s role as an important retail centre for North

Wales and adjoining areas. Consideration of green barrier implications.

For Wrexham’s regeneration areas the priority is to improve access to employment
opportunities, rather than trying to direct business investment to areas which are
unlikely to be attractive to business development, even assuming development land
was available. The Strategy also continues to develop Wrexham's role as an

important retail centre, as well as mitigate the increased pressure for housing.

The successful economic restructuring and repositioning of the Deeside area —
across a wide range of manufacturing and related service activities — has firmly

established Deeside as a major, modern employment centre. There are, however,

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 46



Joint Employment Land Review
Wrexham County Borough Council and Flintshire County Council

environmental sensitivities to be aware of and protect, for example, flooding and

internationally important nature conservation sites.

2.98 For Deeside the promotion of strategic sites such as the Northern Gateway which will
accommodate a wide range of land uses to promote sustainable development
including housing, employment land (predominately for B8 uses, supported by Bl
and B2 uses) community, education, health and leisure facilities will be supported.
Flintshire's coastal towns also have significant local retail and service functions to be
developed as part of regeneration proposals. An important initiative in the strategy
could involve the creation of strategic mixed use sites able to accommodate a mix of

housing and employment.

2.99 A policy framework supporting the Spatial Strategy is described within the document
and includes the following relevant policies:

° 'Policy ENV3 Brownfield land' — local authorities to be encouraged to identify
and re-assess the potential of brownfield sites. The future role of such sites
to be determined, together with actions necessary to achieve that role, within
the context of a comprehensive review of brownfield land opportunities across
the sub-region

. The Sub Regional Strategy allocates, through 'Policy H1 Scale and
Distribution of New Homes', approximately 30,000-35,000 new dwellings to
2021, with Wrexham providing 6,000-7,000 dwellings and Flintshire
contributing to 6,500-7,500 dwellings

. 'Policy ECON1 Review of Existing Employment Sites' encourages a
reassessment of employment land for local authorities within the sub-region,
to consider where appropriate its continuing relevance to employment uses.
This should include a reconsideration of existing land allocations for large
scale, single user inward investment sites. Where relevant, appropriate
alternative uses for sites should be identified, subject to compatibility with
other planning policies. Sites in active use could also be reviewed to see if
they can redeveloped or upgraded to maximise their potential and flexibility,
as this may reduce pressure of new greenfield development. The re-
assessment should embrace:

o The time period over which the land has been allocated for development
but not taken up by prospective developers/investors

o The constraints (and costs) of development
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o The degree of interest expressed in developing the land

. Policy ECON2 Employment Sites states local authorities should work together
to identify the strategic employment sites across the sub region. Key actions
in Wrexham and Flintshire should be focused on the following:

e Wrexham Western Gateway — the expansion of Wrexham Western
Gateway as a strategic employment site may not be needed to support
the continuing development of Wrexham as a major centre in the sub-
region. However further investigations should first take place into the
need for additional land allocations, their environmental and landscape
impacts, and whether there are more suitable locations in Wrexham

¢ Northern Gateway, Deeside — to serve as a natural extension to Deeside
Industrial Park, which now has very little opportunity for development, but
to also accommodate a wider range of land uses to promote sustainable
development. Sites in these areas have the potential to impact on sites
within the Ramsar and Natural 2000 Network. Development will only be
permitted if the provisions of Policy ENV2 are satisfied

e The re-use of brownfield sites within town and city centre should be
maximised with emphasis on the main settlements of Chester, Ellesmere
Port and Wrexham

. ECON 2a - In taking forward any of the strategic sites identified within this

Strategy, it is essential that detailed environmental appraisals and/or capacity

studies are undertaken on a site by site basis to ensure that there are no

significant adverse environmental impacts, particularly on sites within the sub-
region protected by European designations. In particular, appraisals should
be focused on ensuring that only appropriate land-uses are taken forward for

each site.

North Wales Local Authorities — Economic Ambition: A Strategy for Change
(2014)

2.100 The vision of this report is that North Wales will become “A confident and outward
looking region with a diverse and high value economy providing a range of quality
employment opportunities for its people.” This is a statement of intent, not a detailed
strategy. The report details a common strategic agenda to guide interventions
focused on the key economic development constraints and opportunities facing North

Wales as a whole.
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2.101 Key economic challenges in North Wales are identified to include:

. “An unbalanced economy with an over-dependence on the public sector

. Few larger firms or corporates and more limited employment opportunities
. Low productivity and earnings

o The out-migration of younger often more qualified people

° High levels of economic inactivity.”

2.102 More recent challenges, emerging from the recent recession include:
. “Low levels of growth and job creation
o The squeeze on disposable incomes and associated falls in retail and

consumer services spend

. Weaknesses in construction, housing and property markets
. The consolidation in the service sector

° High levels of youth unemployment

° Cuts to public spending.”

2.103 In comparison, the identified opportunities are:
. “Depreciation of sterling and improved competitiveness of manufacturing
° The strong presence of advanced manufacturing in the region, including the

investment by Airbus at Broughton

° The major investment in a replacement nuclear reactor at Wylfa
° The development of low carbon technologies and ‘Energy Island’ plans
o Developing and enhancing connectivity through improved broadband access

and key infrastructure projects
. Tourism and potential for growth in overseas and domestic visitors linked to

changing economic circumstances.”

2.104 The principal outcome required is to increase “productivity, competitiveness and
growth”. This will be measured by reducing the gap between the regional and
national annual growth rate in GVA and the gap between those areas which are
lagging behind the regional average growth rate and those performing more strongly.
There are four major issues that will need to be addressed to deliver the principal
outcome. These issues and the activities required to address them are set out in
Table 3
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Table 3 —= Economic Ambition:

Summary

A Strategy for Change — Issues and Actions

Strategic Issue

Action Programmes

1. Economic leadership

Intelligence on the economy and key sectors
Clear, strategic focus
Capacity to deliver

Exploring opportunities to resource regional
development including European funding

To develop and foster relationship with regional
partners and deliver a ‘Team North Wales’ approach.

2. Rebalance the economy
to increase growth and
productivity

Supporting businesses and social enterprises to
realise their growth aspirations

Information & signposting
Encouraging inward investment
Supporting new start-ups

Develop key sectors including advanced
manufacturing, LCT, tourism, creative

Supply chain support & development

Promoting entrepreneurship, innovation and
leadership.

3. Address peripherality &
improve our infrastructure

Improving broadband access to ensure North Wales is
digitally well connected

Infrastructural improvements to encourage business
growth and expansion

Exploiting opportunities to develop a low carbon
economy

Advise and support communities and businesses to
maximise the benefit of high speed digital services.

4. Upgrade the skills base,
reduce inactivity & tackle
youth unemployment

Skills workforce development

Addressing co-ordination ‘failures’

Improved labour market planning

Tackling youth unemployment

Effectively targeting & tackling deprivation
Building links across to health and education

Source: North Wales Local Authorities, 2014

Local (Wrexham County Borough Council)

Unitary Development Plan 1996-2011
2.105 Until the time the LDP is adopted, Wrexham’s UDP is the adopted development plan

for land use decision-making.

2.106 The UDP provided a significant amount of employment land at a variety of locations
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to ensure sufficient potential for inward investment, service sector diversification and
the expansion/relocation of existing businesses. At the time the UDP was adopted,
this amounted to 114.0 ha (see Table 4, below) of which 65.4 ha (57 percent) was in
Wrexham Industrial Estate. As of March 2014, following some 13 years of take-up,
this allocated supply had reduced to 67.37 ha, of which 36.36 ha (54 percent) is in
Wrexham Industrial Estate. The current status of Wrexham’s employment land

supply is discussed fully in Section 6.0.

2.107 The UDP indicated the need to prepare Development Briefs for allocated sites where
it is appropriate to do so. For example, a development brief was prepared for the
major development site at Ruthin Road, Wrexham where land was allocated for
housing, employment and education. This site, now referred to as the Western

Gateway, is discussed further in Section 6.0.

2.108 Through Policy EC16, the Council was committed to reclaim and restore derelict
sites. This included Brymbo Steelworks, where reclamation has now taken place and
housing development has been completed. 8 ha remains available for employment

development.

2.109 Policy EC17 established a landscape buffer zone to remain free of built development
between the Pentre Maelor housing estate and Wrexham Industrial Estate. This
policy compliments Policy E8, which safeguards the land between Pentre Maelor and
Clywedog Road (South) for Businesses Use only.

2.110 The UDP endorsed a Regeneration Strategy and Action Plan for the Bridge
Street/Cambrian Yard area of Wrexham. Through Policy H13, the 4.73 ha site was
be developed to include residential development, B1 Use development and shopping
provision for local needs. This site is expected to remain protected in the emerging
Wrexham LDP for a comparable mix of uses. A further site at the former Carlsberg
Tetley Brewery in Wrexham was safeguarded for mixed uses comprising housing,
employment and leisure (Policy H14). This site has now been developed for a

scheme which included retail uses.

2.111 At the time of adoption, the UDP highlighted a number of issues faced by the
Wrexham local economy:

. Less mobile investment available, and greater competition from other parts of
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the United Kingdom and other countries

. Loss of all assisted area status

o Pockets of severe unemployment and deprivation, especially in the urban

villages to the west of Wrexham

o Commuting to centres of employment outside the County Borough, leading to

monetary leakage

. Low economic activity rates and an increasingly dependent population

. Over-reliance on manufacturing, leaving the economy increasingly vulnerable

to external decision-making.

2.112 Policy E1 allocated land for employment development between 2001 and 2011, as

shown in Table 4. As noted above the 114.0 ha supply has now decreased to some

67.37 ha.

Table 4 — Employment Allocations

Policy E1 Employment Allocations
Wrexham Industrial Estate
Ref Number | Location Area (ha)
1 Abbey Road 14
2 Abenbury Way 1.7
3 Ash Road South (i) 2.6
4 Ash Road South (ii) 7.3
5 Ash Road South (iii) 0.8
6 Bryn Cottages 3.6
7 Bryn Road 9.5
8 Clywedog Road North 1.9
9 Clywedog Road East 2.2
10 Clywedog Road South (i) 3.3
11 Clywedog Road South (ii) 5.0
12 Clywedog Road South (iii) 6.5
13 Coed Aben Road 2.6
14 Dunster Road 15
15 Maelor, Bedwell Road 2.9
16 Redwither (i) 2.1
17 Redwither (i) 0.9
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Policy E1 Employment Allocations

18 Redwither (iii) 2.10
19 Redwither (iv) 0.9
20 Redwither (v) 3.3
21 Ridley Wood Road 3.3
Wrexham Industrial Estate Sub Total 65.4
Other Sites

22 Acrefair; Wynnstay Industrial Estate 1.4
23 Gresford: Industrial Estate 11
24 Johnstown: Vauxhall Industrial Estate 25
25 Llay: Industrial Estate (i) 3.3
26 Llay: Industrial Estate (ii) 29
27 Llay: Industrial Estate (iii) 0.4
28 Llay: Industrial Estate (iv) 1.4
29 Llay: Industrial Estate (v) 1.2
30 Llay: Industrial Estate (vi) 0.8
31 Llay: Industrial Estate (vii) 7.5
32 Rhosllannerchrugog: Coppi Industrial Estate, Hall Lane 0.4
33 Rhostyllen: Croesfoel Industrial Estate 1.3
34 Rhosymedre: Plas Kynaston 0.6
35 Wrexham: Pandy Industrial Estate 1.1
36 Wrexham: Queensway Industrial Estate 0.5
37 Wrexham: Rhosddu Industrial Estate 1.7
38 Wrexham: Technology Park 5.3
39 Wrexham: Ruthin Road Development Area 15.2
Other Sites Sub Total 48.6
Total 114.0

Source: Wrexham County Borough Council, 2006

2.113 The identified employment land requirement for the period 2001-2011 was 254 ha,

with allocations of 114 ha and land with extant planning permission at 138.3 ha. The

current employment land supply picture is set out in Section 6.0.

2.114 Policy E2 allocated land for established high quality employment development

comprising high technology, manufacturing, research and development, and prestige
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2.115

2.116

2.117

2.118

2.119

2.120

offices at Wrexham Technology Park (5.3 ha, now developed) and Ruthin Road

Development Area (now Western Gateway — 15.2 ha, now 8.83 ha).

Land was allocated at [former] Owens Corning Fibreglass, Wrexham Industrial Estate
for a major single user employment project that requires a site of over 30 ha for an
employment that cannot be accommodated on allocated land with planning
permission (Policy E3). The present status of this site is discussed further in Section
6.0.

Although technically the UDP is out of date, in the absence of a revised development
plan, it remains alongside national planning policy, the principal document against

which development management decisions are made.

Wrexham Employment Sites Study (2007)

The report is an appraisal of 64 employment sites within Wrexham identified through
UDP employment policies or suggested by the Council as suitable for employment. It
was undertaken to inform the (now withdrawn) LDP. The key conclusions and

employment land requirements identified by this study are summarised below.

The detailed assessment identified that 114 ha of allocated employment land was
available for development as at 1%t March 2007 and a further 96 ha of identified land
was suitable for employment available for non-allocated sites. The vast majority of

the available employment land is located on Wrexham Industrial Estate.

68 ha of land on 11 sites was classified as being of low constraint. The majority of
available land was classed as having medium constraints, comprising 23 sites on

some 124 ha of land.

A number of principle recommendations were identified in order to create an

employment land offer which would facilitate economic growth within Wrexham.

Some of the recommendations are not ones that can be included within a

development plan, but could be explored and implemented by other departments

within the Council:

. Begin to re-structure Wrexham Industrial Estate through zoning and to raise
the profile to attract better quality development

. Look to assist in facilitating the creation of further employment land in Llay
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Industrial Estate as a complimentary offer to the Wrexham Industrial Estate
and build upon its favourable location in the north of Wrexham and proximity
to Chester

. Seek to create a Property Workshop type mechanism to create better
dialogue with developers, agents and Welsh Assembly Government

o Look to ensure that economic opportunities are linked to local labour,
therefore encouraging development on sites in for example the Llay Industrial
Estate or in close proximity to other urban areas and/or public transport
networks

. Continue to place emphasis for future development on sustainability
particularly in those developments which are aiming to improve the higher
end offer within Wrexham

° The success of the Western Gateway, Wrexham Technology Park Phase Il
in delivering sustainable development to the market should be used as an
opportunity to establish momentum in delivering against high level
sustainability benchmarks

o Explore further future potential sites along the A483 which could offer longer-
term development potential for a business park, located to the north of
Wrexham. In identifying these sites consideration must be given to access by
public transport. The requirement for these sites should be based on the
level of take-up within Wrexham Gateway, Wrexham Technology Park Phase

Il which should be carefully monitored by the Council.

Wrexham Western Gateway Project

2.121 The Western Gateway is a long term development project driven by the Council, in
partnership with other organisations. Its long term objective is to build-out Wrexham
Technology Park into its third phase. The intention is for the Western Gateway to
become a flagship scheme, consisting of a ‘green’ or ‘eco’ business park with the
focus on sustainability and high environmental credentials. Project aims amongst
others include: some 8 ha of new business park space with BREEAM excellent

offices and 7 ha of new housing.

Wrexham Council Plan 2014 to 2017
2.122 The Council Plan is the overarching plan for the Council defining where energies and
resources will be focused. The Council Plan sets out three strategic themes —

Economy, People and Place — and a corporate theme of Organisation — striving for

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 55



Joint Employment Land Review
Wrexham County Borough Council and Flintshire County Council

2.123

2.124

2.125

2.126

excellence. Outcomes to achieve a vibrant, diverse and inclusive Economy include

creating a place where:

. People want to live, work, learn, visit and invest (E1)
o Business can locate and grow (E2)
. People can prosper as individuals and in their communities (E3).

For E1, the Council will secure enough of the right land or buildings to attract high
guality employment opportunities with premium employers. For E2, the Council will
monitor success by sustaining their number of new businesses assisted by the them;
improve the percentage of council lettable commercial property occupied; improve
the number of qualified investment enquiries; improve the number of registered
businesses; and, improve the number of jobs created. This will be achieved by a
number of actions including providing commercial property that meets the needs of

indigenous business, New Start businesses and potential inward investors.

Our Wrexham Plan 2013-2024
The proprieties of this plan for the work of the Wrexham Local Service Board (LSB)

are:

° “Making Wrexham a place where people can live independently and are
healthy and active.

° Making Wrexham a place with a strong, resilient and responsible economy
(make money, but do the right thing).

. Making Wrexham a place that’s safe and where everyone feels included.”

In the context of the second priority, the plan sets out a number of very broad goals,
specifically that by 2024, more people will:

o “Feel Wrexham town centre is a happening place. Modern. Full of energy.

o Have confidence in Wrexham County Borough. As a place to live, work, learn
and visit

. Visit here and spend money.

. Achieve their potential.

. Have a Certificate of Higher Education or equivalent.”

There will be more:

. “New businesses starting up or locating to Wrexham County Borough
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Quiality, long-term jobs

Households in Wrexham County Borough with sufficient income.
Access to learning and well-paid jobs

High quality, affordable childcare

Access to Broadband and Wi-Fi

Graduates living and working here.

Support to help businesses adapt to economic change.”

Relevant goals for the Wrexham LSB, indicated that the LSB will endeavour to:

“Encourage entrepreneurs and support new businesses across the County
Borough

Nurture social enterprises and help ‘third sector’ organisations — like charities
and community groups — adapt to change

Help communities tap into learning and business opportunities.

Provide more opportunities to learn employment skills.

Make best use of land across Wrexham by getting our Local Development

Plan spot-on.”

Withdrawn Local Development Plan (2010)

Wrexham’s LDP went to Public Examination in January 2012. However due to

concerns raised by the Planning Inspectorate the hearing session was suspended.

Housing, affordable housing, gypsy and traveller provision were particular concerns

raised by the Inspector, but other issues of pertinence to this ELR include:

The Plan’s approach to growth in the employment and retailing sector did not
reflect the Wales Spatial Plan’s desire to see the strengthening of Wrexham
as a key hub

Concern that the allocation of employment land has not sought to meet the
likely future demand from the high technology sector which has been
identified as having the greatest potential to grow

Concern that the envisaged scale of growth in the employment sector may be
hampered by the limited pool of suitably skilled workforce that would be likely
to result from the Plan’s more restrictive approach to housing growth

Concern that the proposed imbalance between the scale of employment and
housing growth may lead to employees commuting into the County to work,

thus limiting the economic benefits to the area and increasing car borne
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2.132

2.133

journeys.

The Inspector demonstrated the LDP to be unsound, and as a result WCBC withdrew
the Plan. The withdrawn LDP however, contains information on employment sites
which were at the time considered suitable to take forward for allocation together with
industrial areas that were considered appropriate for protection for employment
purposes, and are discussed below.

Key elements of the spatial strategy relevant to the provision of employment land

included:

o Maximising the use of previously developed, under-used or vacant land

° Confining development to existing settlement limits

° Focussing investment to Wrexham and the Wrexham Industrial Estate to

enhance its role as a key hub in the North East Wales/West Cheshire sub-
region
° Directing some development to Western Villages currently experiencing social

and economic deprivation and physical decay

. Restricting new development within other settlements, mainly in the Rural
Hinterland
. Providing for an appropriate level of strategically significant employment land

with good accessibility to the A438(T) and smaller local employment areas in

the Western Villages and accessible to rural communities.

Policy SP6, provision of employment land, safeguarded 120 ha of employment land
between 2006 and 2021 on existing employment areas. Policy P17 described the
allocations in detail, with Wrexham Industrial Estate containing 88.7 ha; Pandy

Industrial Estate containing 0.6 ha; and the Western Villages with 31.3 ha.

Mixed use regeneration opportunities (Policy P2) included the Wrexham
Street/Cambrian Yard Area of Wrexham; the former Groves School site, Powell
Road, Wrexham; and the former Flexsys and Air Products sites, Cefn Mawr — all with

some form of employment development.

Policy P18: High Quality Sites for Manufacturing/Office/Research Uses safeguarded
Land at Western Gateway and Wrexham Technology Park for high quality

employment development comprising high technology, manufacturing, research and
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2.135

2.136

development, and prestige offices as defined by B1 Use Class.

Wrexham’s Economic Prosperity Strategy 2012-16

The Economic Prosperity Strategy outlines the importance of regeneration within
Wrexham. The Strategy re-evaluates the economic circumstances and conditions
affecting the County Borough, the expectations of partners and communities, and
looks at the need to evolve services and objectives to match. There are four main
priorities towards achieving economic prosperity within Wrexham:

° Investment
. Employment
) Wealth

° Quiality of life.

Investing in the County Borough is defined as:

. Securing enough of the right land or buildings to attract high quality
employment opportunities with premium employers

. Capitalising on the potential of tourism assets to encourage visitors to stay
longer and spend more

° Reducing the number of vacant/void town centre premises and increasing
footfall
° Conserving and regenerating key buildings to raise the overall quality and feel

of the infrastructure and public realm within the County Borough.

Local (Flintshire County Council)

Unitary Development Plan 2000-2015 (2011)

Until the time the LDP is adopted, Flintshire's UDP is the adopted development plan
for land use decision-making. A key objective of the UDP is to maintain a high and
stable level of economic growth and employment for the County. As part of this
Policy STR3 Employment facilitates:

a. “the provision of 300 ha of employment land over the Plan period;
b. the provision of a range of type and size of employment sites;
C. enabling new employment generating development mainly within or adjoining

existing settlements, in principal employment areas, development zones, or
allocated sites and suitable brownfield sites and through the sensitive

conversion of rural buildings and other appropriate rural diversification
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initiatives;
d. existing employment sites and buildings being retained, where necessary and
practicable, for that use; and

e. appropriate expansion of existing firms and businesses.”

2.137 Policy EM1 identifies sites allocated for general employment under B1, B2 and B8
Use Classes:

Table 5 — Policy EM1 General Employment Land Allocations

Site Settlement Area (ha)
Chester Aerospace Park Broughton 155
Manor Lane/Hawarden Park Extension | Broughton 18.2
Mount Pleasant Road (north) Buckley 2.0
Land North of Buckley Station Buckley 0.6
Drury New Road Buckley 14
Chester West Employment Park Chester 1.3
Former Power Station Connah’s Quay 12.8
Crumps Yard, Dock Road Connah’s Quay 4.0
Deeside Industrial Park, Phase || Deeside 11.6
Land to North of Shotton Paper Deeside 24.0
Land to East of Shotton Paper Deeside 32.0
Land to North West of Garden City Deeside 98.0
Greenfield Business Park, Phase | Greenfield 1.3
Greenfield Business Park, Phase | Greenfield 6.1
Greenfield Business Park, Phase lI Greenfield 6.4
Greenfield Business Park (lll) Greenfield 6.6
Extension

Broncoed Ind. Est. Mold 11
Mold Business Park Mold 5.3
Adjacent Mostyn Docks Mostyn 4.5
Expressway Business Park Queensferry 0.7
Chester Road East Queensferry 3.8
Antelope Ind. Est. Rhydymwyn 1.1
River Lane Saltney 2.2
Land East of Saltney Ferry Road Saltney 14.6
Prince William Avenue Sandycroft 1.8
Rowley's Drive Shotton 1.8
Total 278.7
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2.138

2.139

2.140

2.141

Source: Flintshire County Council, 2011

The following sites, through Policy EM2 High quality Site Allocations, were

safeguarded as high quality employment sites for the location of B1 Uses:

Table 6 — High Quality Employment Land Allocations

Site Settlement Area (ha)
Warren Hall Broughton 36.5
DARA site Sealand 18.5
St David's Park Ewloe 2.2
Mold Business Park Extension Mold 5.0
Total 62.2

Source: Flintshire County Council, 2011

The following summarises the employment land provision in the UDP:

o UDP employment land need = 300 ha

. current allocations rolled forward = 294 ha

o new allocations = 47 ha

o total allocations = 341 ha

o of which, land held by companies for expansion/not generally available = 32
ha

o balance of allocations generally available = 309 ha

Of particular relevance to this ELR is the strategic mixed use development Land
North West of Garden City which occupies a strategic location, adjacent to Deeside
Industrial Park. A phased development programme of 98 ha of B Use Class
employment land will be delivered alongside circa 20-25 ha of residential land, as

well as community and leisure facilities.

Deeside Enterprise Zone: An Engine for Regeneration and Growth

The report identifies Flintshire as a most manufacturing-dependant local authority
area in the UK. Deeside Enterprise Zone (DEZ), a 2,145 ha area, supports and
maintains this position. There is potential for 202 ha of mixed use development of

which 150 ha will be mixed office and general employment land.
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2.142 The report states that DEZ will focus around advanced manufacturing, aerospace
engineering, electronic, construction and sustainable energy. A goal set by the DEZ
is to become the first carbon neutral enterprise zone/business park in North Wales.
As well as this, DEZ will help ten companies to export every year, focusing on
markets worldwide both for trading and inward investment purposes.

2.143 Deeside Industrial Park employs circa 9,000 jobs on site, with Airbus at Broughton
believed to be the single, largest employment site in the UK, with 6,500 jobs.
Northern Gateway, at 200 ha is the largest mixed use development site in Wales,
with planning permission and access to £70 million Enhanced Capital Allowances to
support appropriate investment. This major scheme will bring an estimated 7,000
new jobs, create up to 1,300 dwellings and an Advanced Manufacturing Research

Facility.

2.144 DEZ are committed to developing rent/buy options to support retention of key
professional workers, and every building within the Enterprise Zone will benefit from

high speed broadband.

2.145 A number of financial support and incentives are available including business rate
relief to a total of 17 ha in area including older parts of the industrial park, and
providing enhanced capital allowances.

Flintshire Improvement Plan 2013-2014 (2013)
2.146 Under eight key headings Flintshire has set a number of priorities for 2012 to 2017.
The environment priority states that:
o people should be able to access employment, local services and facilities
o development should be pursued according to the LDP to ensure sustainable

development of land and resources.

2.147 Under economy and enterprise:
o growth should occur in Deeside, specifically Deeside Industrial Park and DEZ,
through business sector promotion and the creation of jobs
o town and rural areas will be regenerated and will ensure local communities

remain viable.

Employment Land Review (2009)
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2.148

2.149

2.150

2.151

2.152

2.153

2.154

The report analysed the suitability of existing employment sites in the County and
considered the need for new sites. The demand analysis suggested a quantum of
land required annually of circa 15 ha. The employment sector from which most
demand would arise electronics includes the automotive; software; financial;
management and business services; life sciences; creative industries and the
environment technologies sector. These sectors generally require sites of higher
quality in business parks or superior industrial estate type locations.

The 2009 Review also found sufficient or even surplus, employment land exists in the
area, but the specific type and quantity of sites may not be suited to the future
demands of employers. The constraints in relation to the portfolio of higher quality
sites are generally being addressed in the short to medium term, but longer term

supply gives cause for concern.

It is understood that 54.8 ha of land is held by companies for their company
expansion. Therefore most new investment projects are likely to involve the

expansion of existing firms.

The supply of better quality sites in the short to medium term is adequate (110.3 ha),

but longer term supply is less satisfactory (21.8 ha).

The overriding conclusion of the Review is that the area does not suffer from
significant constraints on the immediate supply of those sites likely to be most
attractive to the market, but that it does suffer from a shortage of the right kind of
opportunity in the medium to long term.

The report recommends a possible further business park in the A55 corridor in
Flintshire; an assessment of the options for a new business park in Chester to be
undertaken by Chester City Council with FCC being a key consultee; and, smaller
scale high quality sites should be sought in or adjacent to the towns of Mold and
Flint.

Flint Strategy and Masterplan 2021 (2012)
The Flint Strategy and Masterplan sets out a route map for the transformation of
Flint, building on its assets and overcoming its challenges. The wide range of local

employment and business opportunities in the Town and good access to Deeside
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2.157

2.158

2.159

2.160

Industrial Park, are but one of the opportunities that Flint should seek to enhance.

The new vision for Flint is to ensure the area is a “local destination capitalising on its
assets, especially its historic county market town and waterfront, and reassert its role
in the region.” The vision is supported by six strategic objectives, and includes:

. To encourage economic growth through job creation - build upon Flintshire’s
economic success and create enhanced physical, business and
environmental conditions to retain and attract businesses and retailers to
Flint, thus generating momentum for local employment, spend and economic

activity.

Flint Masterplan provides projects split between short, medium and long term time
periods. A project within the long term (8-12 years) is to engage with local

businesses and developers to create new employment space.

Buckley Town Centre Masterplan (2011)

Buckley is one of the largest town’s in the County with a resident population of circa
15,000 people. The Buckley Masterplan pursues the highest priority of the Retail
Healthcheck Study of 2008 which concluded that the convenience (food) retail offer
needs to be strengthened through the provision of a new medium sized store in an
appropriately central location. The Masterplan also addresses the wider retail offer

and provides for improvement and investment across the whole centre.

The Masterplan notes the little office demand in Buckley given the availability of
space in and out of centre business locations. This is reflected in the Masterplan
Vision, which does not expand the town centre office provision, but focuses on the

retail and leisure offer.

Community Strategy 2009-2019 (2009)

In October 2009, the Local Service Board signed off the Community Strategy as a
‘county vision’ for Flintshire between 2009 and 2019 to be used to shape the local
authority’s financial and business planning processing and community planning

partners.

The County Vision is based on five priority areas:

. Economic Prosperity
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2.162

2.163

2.164

. Health improvement

. Learning and skills for life

o Living sustainably

. Safe and supportive communities.
Summary

It is a responsibility of local government to support and encourage economic growth.
This includes the provision, initially through planning policy, of sufficient employment
land and premises. This must be of the right scale, type and location, be readily
available for development and be well related to the strategic or local highway
network according to the nature of the site and the function of the settlement. One of
the most important issues to consider is that the land must be allocated in
sustainable locations and be readily capable of development. The employment land
portfolio needs to be balanced and to adequately cater to all sectors of the economy,
i.,e. small and large businesses, offices and industrial, high and low quality

operations.

The Welsh Government also identifies nine key economic sectors for Wales:

. Energy and Environment

o Construction

o Creative Industries

° Advanced Materials and Manufacturing

o Financial and Professional Services

° Food and Farming

. Information and Communication Technologies (ICT)
o Life Sciences

. Tourism.

The importance of local authority collaboration is paramount, due to the cross-border
links with the County’s English neighbouring authorities, of particular importance the

Mersey Dee Area consisting of Cheshire and Chester West and Wirral.

In the absence of a more up to date LDP, Wrexham’s and Flintshire’s UDP is the
adopted development plan for both the Counties. Wrexham’s UDP allocated 114 ha
of employment between 1996 and 2011, which combined with some 138.3 ha of
extant planning permissions gave a (then) supply total of 254 ha. As of March 2014,
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following some 13 years of take-up, this allocated supply had reduced to 67.37 ha, of
which 36.36 ha (54 percent) is in Wrexham Industrial Estate. Another 100.16 ha is
presently available from other sources, giving a current land supply total of 199.73 ha
as of 31% March 2014 (see Section 6.0).

2.165 Flintshire’s UDP allocated 340.90 ha of employment land. However, development
over the 2011-2014 period (which included the complete take-up of three allocated
sites — EM1.6: Chester West Employment Park; EM1.9: Deeside Industrial Park,
Phase II; and EM1.20: Expressway Business Park) has reduced that supply to
307.55 ha. Combined with unimplemented planning consents (18.58 ha on eight
sites) gives Flintshire a total baseline land supply of 326.13 ha as of 31 March 2014

(see Section 6.0).
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3.0

3.1

3.2

3.3

3.4

3.5

3.6

SOCIO-ECONOMIC PROFILE

Introduction

This section provides a summary profile of the prevailing social and economic
conditions in Wrexham and Flintshire. It aims to provide the socio-economic context
which shapes employment land demand and supply factors in the study area to
facilitate sustainable growth. It also provides an important context for understanding

economic demand/need, having regard to the wider regional and national economies.

This section therefore considers the size of the economy, where the businesses are,
and what type of businesses they are. By appreciating these aspects it is easier to
facilitate economic development by allocating land and premises in the correct
locations and of the right type. The profile is a result of secondary research, drawing
together a number of existing data sources. It also uses demographic data to build
the picture, given that there are no readily available answers to some of the key

guestions included within this section.

Local planning authorities should have a clear understanding of their performance
against neighbouring areas, as well as sub-regional and national averages. Within
this section, Wrexham and Flintshire is compared to the four other local authorities in
North Wales:

. Anglesey

. Conwy

. Gwynedd

° Denbighshire.

Alongside Denbighshire, the two local authority areas of the Mersey Dee Area,
Cheshire West and Chester and the Wirral are considered, due to cross border links

and economic drivers on both sides of the Welsh border.

Where relevant, comparisons are also made to Wales as a whole.

Although this section does use some data from the 2011 Census, 2012-2013

statistics have also now been produced for a number of socio-economic categories.

This section therefore utilises the most up to date data available on each subject.
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3.7

3.8

3.9

3.10

Demographic Assessment

The population of Wrexham and Flintshire as of the 2011 Census was 287,350
residents, which was 41.7 percent of the total for North Wales (687,937). As Table 7
shows, Wrexham and Flintshire have the largest combined resident population in
North Wales, but lower than their English neighbours.

Table 7 — Population

Area Population Pro(lla\l%rrt:r? rc/ilglir:)ent
Anglesey 69,751 10.1
Conwy 115,228 16.7
Gwynedd 121,874 17.7
Denbighshire 93,734 13.6
Wrexham 134,844 19.6
Flintshire 152,506 221
Cheshire West and Chester 329,608 -
Wirral 319,783 -
Mersey Dee Area 1,030,475 -
North Wales 687,937 99.8
Wales 3,063,456 -

Source: ONS Census 2011

Comparison with the 2001 Census indicates that Wrexham’s and Flintshire’s
population increased by 3.6 percent (from 277,070) over that period. This is a small
increase compared to the North Wales growth rate (17.1 percent) and the Welsh
national average (5.2 percent), over the same period (5.2 percent).

As of mid-year 2013 (ONS Annual Population Survey — Jan 2013 to Dec 2013),
respectively, 74.0 percent and 72.7 percent of Wrexham’s and Flintshire’s working
age population was in employment (65,700 and 71,300 residents, respectively). Both
these are roughly equal to the Mersey Dee Area (72.3 percent), but above the North

Wales and Welsh national total (71.4 percent and 68.9 percent, respectively).

As Table 8 shows, as of December 2013, unemployment in Wrexham and Flintshire
combined (6.4 percent) was lower than in most of the neighbouring local authorities

of the study area. Across the study area, only Conwy and Cheshire West and
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3.11

Chester had a higher proportion of their economically active population in work.

Indeed unemployment was also lower than the Welsh average (7.9 percent).

Table 8 — Unemployment Rates *

Area Unemployment Rate (percent)
Anglesey 8.6
Conwy 5.9
Gwynedd 6.6
Denbighshire 7.6
Wrexham 6.5
Flintshire 6.3
Cheshire West and Chester 6.0
Wirral 7.8
Wales 7.9

Source: ONS Annual Population Survey Jan 2013-Dec 2013
*As a percentage of the geographic area’s economically active population.

Unemployment in Wrexham and Flintshire has increased over the recessionary

periods of 2008 to 2013.

In mid-2007 (pre-recession), the areas had an

unemployment rate of 4.5 percent. As Table 9 shows, by mid-2010 (the approximate

mid-point of the recession) unemployment had increased to 7.2 percent with a slight

reduction over the following three years, to 6.5 percent in mid-2013 (the beginning of

the economic recovery).

Table 9 — Unemployment Change 2007-2013, Percent*

Area Mid 2007 Mid 2010 Mid 2013 Percentage
Unemployment | Unemployment | Unemployment change
Rate Rate Rate 2008-2013
Anglesey 5.9 7.3 7.5 +1.6
Conwy 4.7 6.9 6.6 +1.9
Gwynedd 4.9 6.2 6.5 +1.6
Denbighshire 4.8 7.5 7.4 +2.6
Wrexham 4.6 7.2 6.8 +2.2
Flintshire 4.3 7.1 6.2 +1.9
Cheshire West and 4 6.8 6.2 +20
Chester
Wirral 7.2 8.7 7.2 0.0
Wales 5.4 8.1 8.2 +2.8
Source: ONS Annual Population Survey, 2007, 2010 and 2013
*Percentage of economically active population.
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3.12

3.13

3.14

3.15

Wales saw comparable increases in unemployment over 2007-2010. However, since
2010 the study area has only experienced a modest drop in unemployment. In that
same period, Wales has had a slight increase in unemployment.

According to the 2011 Wales Index of Multiple Deprivation, Queensway 1 Lower
Super Output Area (the Caia Park and Hightown Cluster) is ranked as the ninth most
deprived area in Wales, moving down the list from second place in 2008. Overall,
nine of the 177 LSOAs in Wrexham and Flintshire are ranked within the top ten
percent most deprived LSOAs in Wales. In addition to the neighbourhood already
mentioned, this includes parts of Acrefair in Wrexham, and parts of Shotton,
Connah’s Quay, Holywell and Mold in Flintshire.

However, it is important to note that Wrexham also includes nine LSOAs that are
amongst the top ten percent least deprived LSOAs in Wales, whilst Flintshire
contains 14. These include areas along the A483 in Wrexham such as Rossett,
Marford and Gresford. Some of Flintshire’s neighbourhood contain both extremes of
deprivation - the most and least deprived LSOAs - such as Connah’s Quay and Mold.

This illustrates how diverse socio-economic conditions are across the two areas.

Table 10 shows that the National Vocational Qualification (NVQ) level attained by the
working age population of Wrexham and Flintshire. The combined area has the
lowest proportion of working age residents qualified to NVQ Level 4 and above
(equivalent to degree level), in the region, at 28.5 percent. This level is also below
the Welsh national average. The two areas also have the highest proportion of
residents with no qualifications (10 percent), although this is lower than the Welsh

national average (11.4 percent).

Table 10 — Qualifications (2012), Percent

Level NVQ4 NVQ3 NVQ2 NVQ1 Other No

and and and and qualifications | qualifications

above above above above
Anglesey 31.6 53.9 69.8 80.6 7.8 11.6
Conwy 32.3 52.5 713 82.2 8.0 9.8
Gwynedd 31.7 52.0 75.0 85.4 5.2 9.4
Denbighshire 28.8 48.2 69.8 82.9 7.8 9.3
Wrexham 27.1 50.6 68.9 81.0 8.6 10.5
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3.16

3.17

Level NVQ4 NVQ3 NVQ2 NVQ1 Other No

and and and and qualifications | qualifications

above above above above

Flintshire 29.9 53.4 72.7 85.1 54 9.5
Cheshire West 31.8 55.9 76.2 89.7 3.0 7.3
and Chester
Wirral 29.7 51.3 73.2 87.6 3.1 9.3
Wales 30.3 51.7 69.7 82.0 6.6 11.4

Source: ONS Annual Population Survey 2012

Employment by Occupation

Table 11 illustrates the breakdown of employment by main occupation group.
Wrexham has the highest proportion of process plant and machine operatives than is
the case elsewhere in the study area. Apart from this particular occupation group,
neither Wrexham nor Flintshire contain the highest, or conversely the lowest,
percentage of any of the occupation groups.

Table 11 — Employment by Main Occupation Group

Socio-Economic Class Wrexham, Flintshire, Wales,
percent percent percent

Managers and senior officials 8.3 10.1 9.2

Professional occupations 17.8 17.3 18.1

Assoma;e professional and technical 11.7 10.9 12.4

occupations

Adm|n|s_trat|ve and secretarial 115 10.8 11.1

occupations

Skilled trades occupations 12.7 13.0 12.1

Personal service occupations 8.6 7.9 10.1

Sales ar)d customer service 78 8.8 79

occupations

Proces_s plant and machine 97 88 79

operatives

Elementary occupations 11.4 12.2 10.9

Source: Annual Population Survey October 2012 to September 2013

Both Wrexham and Flintshire have a higher proportion of people employed in high
level occupations such as managers and senior officials than its mid-level and low
level counterparts. This proportion employed in the high level occupation group is

lower than national averages.
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3.18 Table 12 measures local economic activity using Business Register and Employment
Survey (BRES) data. BRES provides details of the number of jobs within differing
industry sectors within a local authority area.

Table 12 — Economic Activity

Employment Structure, proportion of jobs,
percent

Flintshire Wrexham Wales
Agriculture and Fishing* 0.1 0.1 1.3
Mining, Quarrying and Ultilities 1.9 1.9 1.8
Manufacturing 29.4 19.6 11.2
Construction 3.7 2.7 4.4
Motor Trade, Wholesale and Retalil 14.9 15.7 16.3
Transport and Storage 3.9 35 3.2
Information and Communication 31 1.2 1.9
Finance and Insurance, Property, Professional 14.1 10.0 13.4
and Business Administration
Public Administration, Education and Health 20.7 35.0 34.8
Other Services 8.3 10.3 12.0

Source: Business Register and Employment Survey 2012
*Excludes farm based agriculture.

3.19 Table 12 illustrates the strength of the manufacturing sector employment in Wrexham
and Flintshire. The manufacturing sector employs a high proportion of local jobs in
both Counties. It accounts for 24.5 percent of jobs, more than double the Welsh
national average. This is attributed to the strength of key sectors and the
headquarters and base for a number of major international manufacturing

companies.

3.20 Other strong local sectors include public administration, education and health, which
employed 27.9 percent of the working population in Wrexham and Flintshire, and
somewhat aligns to the regional and national figures. The Council and local primary
and secondary schools are the largest individual employers. However, when the
Counties are assessed individually, Flintshire only employs 20.7 percent of the

workforce, compared to Wrexham’s 35.0 percent.
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3.22

3.23

3.24

3.25

The motor trade, wholesale and retail, as well as the finance and insurance industry
are considered strong, employing 15.3 percent and 12.05 percent respectively.
These figures are broadly in line with sub-regional and national figures.

Other services include accommodation and food, along with arts and entertainment,
suggesting that Wrexham and Flintshire has a successful visitor economy, though
the figure is not as high as the sub regional and national figures for Wales.

Weaker sectors within the two Counties are mining quarrying and utilities;
construction; and, transport and storage. The proportion of population employed in
these sectors also aligns with the national figure.

Agriculture, forestry and fishing employ only 0.1 percent of the County’s population.

However, BRES data excludes farm based agricultural employment.

Numbers and Sizes of Businesses

ONS data identifies that there were 9,865 VAT registered businesses operating in
both Counties (see Table 13) in 2013. This is more than a third of the total stock of
businesses in North Wales (35.5) and 8.9 percent of the Welsh national stock. This
is a vast contribution compared to other Welsh Counties; however, is modest

compared to its English neighbouring authorities.

Table 13 — Total Number of VAT Registered Businesses

Area VAT Registered Businesses, 2013
Anglesey 2,825
Conwy 4,825
Gwynedd 6,225
Denbighshire 4,015
Wrexham 4,505
Flintshire 5,360
Cheshire West and Chester 14,285
Wirral 8,755
Mersey Dee Area 36,920
North Wales 27,755
Wales 110,515

Source: ONS Vat Registrations/Deregistration, 2013
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3.26 The average number of businesses in Wrexham and Flintshire compares well to that
in surrounding local authority areas. Unsurprisingly, there are many more businesses
in Wrexham and Flintshire than in the neighbours, such as Anglesey, Conwy and
Denbighshire. Only Gwynedd is home to a significantly greater number of firms than

the two County’s average.

3.27 As an alternate measure, Welsh Government figures suggested that in 2013 there
were 9,795 businesses in Wrexham and 9,550 in Flintshire. This gives a combined
total of 19,345.

3.28 82.1 percent of businesses in Wales employ less than ten people (micro businesses),
and overall 96.7 percent of all businesses are classified as small (up to 49
employees). Business sizes in Wrexham and Flintshire generally follow national
averages. Wrexham and Flintshire have slightly less micro businesses with 1-9
employees (80.4 percent and 80.6 percent, respectively) and slightly more small
businesses of 10-49 staff (15.9 percent and 15.1 percent, respectively). As Table 14
shows, 95.9 percent of businesses in Wrexham and 95.7 percent in Flintshire employ

less than 50 employees.

Table 14 — Business Sizes, percent

Area Number of Employees

1-4 5-9 10-19 20-49 50-99 100-249 250+
Wrexham 64.2 16.2 9.5 6.4 1.9 1.0 0.7
Flintshire 65.4 15.2 9.0 6.1 2.5 13 0.6
Wales 65.9 16.2 8.9 5.7 1.9 1.0 0.4

Source: ONS 2013

3.29 The total number of VAT registered businesses can be broken down further by
industry sector. Table 15 shows that the highest proportion of businesses in
Wrexham is in the retail sector at 11.0 percent, comparable to national and regional
averages (12.1 percent and 11.4 percent, respectively). The professional, scientific
and technical sector has the second highest number of VAT registered businesses

(10.3 percent), followed closely by the construction sector (10.2 percent).

3.30 The professional, scientific and technical sector accounts for the highest proportion of

businesses in Flintshire. This sector accounts for 12.9 percent of active businesses,
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3.31

3.32

higher than the national average (8.5 percent). The second and third largest
business sector in Flintshire respectively is construction (10.6 percent) and retall

(10.5 percent).

The second largest business sector is retail, which accounts for 10.8 percent of VAT
registered businesses. This is below the national average (12.1 percent). The local
construction sector is also very strong, accounting for 10.4 percent of businesses,
equivalent to the national average.

At 7.9 percent (Wrexham) and 8.7 percent (Flintshire), the proportion of production
related businesses is noticeably above both the Welsh (5.9 percent) average. In
terms of other sectors, the agriculture, forestry and fishing industry has a lower

proportion of business operations, compared to the Welsh average of 12.6 percent.

All other sector percentages broadly follow national trends.

Table 15 - VAT Registered Businesses by Sector, percent

Sector Wrexham Flintshire Wales
Agriculture, Forestry and Fishing 8.1 6.7 12.6
Production 7.9 8.7 5.9
Construction 10.2 10.6 10.2
Motor Trades 3.6 4.5 34
Wholesale 5.4 5.0 3.9
Retalil 11.0 10.5 12.1
Transport and Storage 4.0 5.2 34
Accommodation and Food Services 6.2 6.6 7.9
Information and Communication 3.1 3.7 3.4
Finance and Insurance 1.7 1.9 21
Property 2.7 2.3 2.5
Professional, Scientific and Technical 10.3 12.9 8.5
Business Administration and Support 6.1 6.5 6.4
Services
Public Administration and Defence, 1.3 1.0 14
Education 2.8 2.7 29
Health 8.1 5.6 6.7
Arts, Entertainment, Recreation and 7.4 5.4 6.5
Other Services
Source: ONS 2013
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Geographic Location

Table 16 shows the distribution of office and industrial premises (hereditaments

identified by the Valuation Office for the purposes of business rates collection). The

spatial distribution can be analysed by Middle Super Output Areas (MSOAS).

Flintshire comprises 20 such MSOAs, Wrexham 18, and these have been separated

into the main settlements and their surrounding hinterlands.

The most recent

Valuation Office data available at the MSOA level is only for 2008, which pre-dates

the recession and will not account for recent development (notably at Deeside).

Table 16 — Distribution of Premises and Homeworking

Area Middle Number of Units Number of
SOAs . . People
Factories/ Offices Homeworking
Warehouses

Flintshire

Deeside 007-008, 75 17 286

Includes Connah’s Quay, 010

Northon Hall

Sealand and Saltney 009 380 105 122

Includes Shotton

Queensferry 011 199 23 77

Buckley 012-014, 186 82 693

Includes land west of the A55, 017

extending north to Northop,

Ewloe, Mynydd Isa

Broughton 015, 018 347 75 333

Includes Bretton, Penyfford,

Higher Kinnerton

Mold 016 112 177 187

Flintshire Coast 002-005 315 191 469

Includes Flint, Mostyn,

Greenfield, Holywell, Bagillt

Rural North and West 001, 006, 201 42 1,067
019-020

Total 1,815 712 3,234

Wrexham

Wrexham Town 007-012 191 235 509

Eastern Settlements 020 580 134 482

Includes Wrexham Industrial

Estate and extends north to

Gresford, Burton, Burton

Green and Llay Industrial

Estate
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3.35

Area Middle Number of Units Number of
SOAs . . People
Factories/ Offices Homeworking
Warehouses
Llay and Gwersyllt 003 78 11 90
North West Settlements 004-006 88 43 272
Includes Summerhill, Moss
Brynteg, Pentre Broughton,
New Broughton, Coedpoeth
Western and South Western 013-015 191 23 292
Settlements
Includes Rhostyllen,
Rhosllanerchurgog,
Johnstown,
Southern Settlements 016-017, 195 46 552
Includes Marchwiel, Ruabon, 019
Cefn Mawr, Acrefair,
Froncysylite, Chirk
South Eastern Settlements 018 106 19 427
Includes Horseman’s Green
and some southern parts of
Wrexham Industrial Estate
Total 1,429 511 2,624

Source: ONS Commercial and Industrial Floorspace 2008/ Census 2011

In Flintshire, as Table 16 shows, overall the number of industrial units was more than
double the number of offices. In 2008, the greatest concentration of industrial
premises was in MSOA 009 (Sealand and Saltney, which includes the industrial
estates bounding Chester), with 380 units. MSOA 015 (Broughton and Bretton) and
MSOA 011 (Queensferry including all adjoining industrial estates) were also a focus
for industrial premises, with 336 and 199 units respectively. Offices were focused in
MSOAs 016 (Mold) and 003 (Greenfield, Holywell and Bagillt), with 177 and 140

premises respectively.

There were comparatively few premises in Deeside, reflecting the fact that this is a
focus for larger occupiers (who require smaller numbers of large buildings) in the
County Borough. In 2008, there were only 75 industrial premises and 17 offices here.
Again these figures will not account for development since 2008. There were also no
office or industrial units recorded in MSOA 010 which comprises residential areas of
Connah’s Quay and Northon Hall. Also in MSOA 014 which comprises the settlement
of Mynydd Isa, west of Buckley.
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3.36 In Wrexham, as Table 16 shows, overall the number of industrial units were almost
triple the number of offices. In 2008, the greatest concentration of industrial
premises was, unsurprisingly in MSOA 020 (which includes Wrexham and Llay
Industrial Estates), with 580 units. Elements of Wrexham Industrial Estate also
extend into MSOA 018, which accounts for at least some of the 106 units found in
this otherwise rural area. Wrexham'’s office supply is also focused at MSOA 020 and
comprised 134 premises in 2008.

3.37  Within Wrexham Town, offices are focused in the north west (MSOA 008 — from the
town centre up to the Garden Village neighbourhood and including most of Glyndwr
University and Coleg Cambria) and the south west (MSOA 011 — including the
Hospital, Wrexham Technology Park/Western Gateway and the south of the town

centre), with 114 and 96 premises respectively.

Homeworking

3.38 Homeworking plays a modest role in the economy of both Flintshire and Wrexham.
The 2011 Census records that 2.9 percent of the economically active population of
Flintshire worked from home that year, while 2.7 percent of Wrexham’s economically
active population were homeworkers. This compared to an average of 3.3 percent

across Wales.

3.39 Across North Wales proportions ranged from 2.7 percent in Wrexham to 5.1 percent
in rural Gwynedd. Comparatively urban Wirral had the lowest proportion of
homeworkers (2.4 percent), while Cheshire West and Chester and Denbighshire had
the joint highest at 3.9 percent.

3.40 Unsurprisingly, higher proportions of people worked from home in the more
peripheral parts of both County Boroughs. In Flintshire, the highest proportion of
homeworkers (6.6 percent) was in MSOA 006 which comprises a large rural area in
the west of the County, bounded by Mold in the south, the A55 in the north and east
and the boundary with Denbighshire in the west. In Wrexham, the highest proportion
of homeworkers (9.0 percent) is in MSOA 019 which comprises the rural south west
of the County Borough, extending west from Chirk and the A5 into the rural area

south of Llangollen.
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3.41

3.42

3.43

3.44

Commuting Patterns

Annual statistics on commuting in Wales are available from Welsh Government, the
latest available being for 2012 (see Table 17) These figures show that, in that year,
Flintshire had the highest rate of out-commuting of 41 percent; with Wrexham
showing a lower out-commuting in comparison. 29 percent of working residents

commuted out of Wrexham, comparable to the North Wales average.

Table 17 — North Wales Commuting Flows, 2012

Area Out- In- Live and Percentage who Live
Commuters | Commuters Work in and Work in area as a
(No.) (No.) Area Percentage of the
(No.) Total Employed,
percent
Isle of Anglesey 9,100 3,700 21,100 70
Gwynedd 6,900 13,100 46,200 87
Conwy 12,100 8,100 35,100 74
Denbighshire 13,000 12,400 28,700 69
Flintshire 29,300 13,100 41,500 59
Wrexham 18,000 14,900 45,000 71
North Wales 88,400 65,300 217,600 71

Source: Welsh Government, 2012

The County’s neighbours also recorded much lower rates of commuting in 2011, in
comparison to Flintshire. Levels were more in line with Wrexham, with the Isle of
Anglesey, Conwy and Denbighshire showing 30 percent, 26 percent and 31 percent

respectively of residents out-commuting.

Tables 18 and 19 record the levels of in and out-commuters and their source and
destination. The level of internal commuter flow is also recorded within the Tables.
These show a high levels of self containment in Wrexham, with a lower relationship
with Cheshire West and Chester (9.8 percent) in terms of out-commuting, compared
to Flintshire (19.8 percent).

A high proportion of Flintshire’s residents commuted into Cheshire West and Chester
(19.8 percent). Modest percentages of Flintshire residents also commute to
Wrexham, Denbighshire or Liverpool (5.9 percent, 5.1 percent and 2.1 percent,

respectively).
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3.46

Table 18 — Out-Commuter Flows

Wrexham Flintshire

Workplace Number | Percentage | Workplace Number | Percentage

Internal 45,000 71.4 | Internal 41,500 58.6

Commuting - Commuting -

Wrexham Flintshire

Cheshire West 6,200 9.8 | Cheshire West 14,000 19.8

and Chester and Chester

Shropshire 3,900 6.2 | Wrexham 4,200 5.9

Flintshire 2,200 3.5 | Denbighshire 3,600 5.1

Denbighshire 1,100 1.7 | Liverpool 1,500 21

Other UAs / LADs 4,600 7.3 | Other UAs / LADs 6,000 8.5

Total 63,000 100 | Total 70,800 100

Source: Welsh Government, 2012
Table 19 — In-Commuter Flows

Wrexham Flintshire

Workplace Area Number | Percentage | Workplace Area Number | Percentage

Internal 45,000 75.1 | Internal 41,500 76

Commuting - Commuting -

Wrexham Flintshire

Cheshire West 4,200 7.0 | Wrexham 2,300 4.2

and Cheshire

Flintshire 3,900 6.5 | Denbighshire 2,600 4.8

Shropshire 3,500 5.8 | Cheshire West 2,100 3.8
and Cheshire

Denbighshire 1,800 3.0 | Conwy 1,000 1.8

Other UAs / LADs 1,500 2.5 | Other UAs / LADs 5,100 9.3

Total 59,900 100 | Total 54,600 100

Source: Welsh Government, 2012

In comparison, Wrexham saw similar levels of out-commuting across most

destinations — Cheshire West and Chester (9.8 percent), Shropshire (6.2 percent)

and Flintshire (3.5 percent).

Respectively, 14,900 and 13,100 people commuted into Wrexham and Flintshire, to

work.

In-commuters to Wrexham came from Cheshire West and Cheshire (7.0

percent), Flintshire (6.5 percent), Shropshire (5.8 percent) and Denbighshire (3.0

percent). 17.6 percent of the in-commuters to Flintshire came from Wrexham, whilst
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3.47

3.48

3.49

3.50

16.0 percent of the in-commuters into Flintshire came from Cheshire West and
Chester.

The data shows that Wrexham and Flintshire have good economic links with each
other. Across the border the strongest links are with Cheshire West and Chester
and, for Wrexham, Shropshire. Flintshire has strong linkages with neighbouring
Denbighshire, but elsewhere, links with other areas of North Wales were modest for
both Flintshire and Wrexham.

Earnings

Table 20 shows that the earnings of people living and working in Wrexham and
Flintshire are higher than the national average when measured by place of residence
and by place of work.

Table 20 — Average Weekly Earnings

Area Gross Median Weekly Pay, £ Gross Median Weekly Pay, £
(Analysis by (Analysis by
place of work) place of residence)
Isle of Anglesey 384.8 401.1
Gwynedd 303.5 318.2
Conwy 322.9 329.3
Denbighshire 364.6 334.7
Flintshire 384.1 372.2
Wrexham 365.5 384.9
Wales 361.3 366.5

Source: Annual Survey of Hours and Earnings 2012

When measured by place of work, average weekly pay is higher in Flintshire than in
all other local authority areas in North Wales, and is followed by Wrexham. When
measured by place of residence, Wrexham’s performance is better than Flintshire’s,

with both performing better than the remaining authorities in North Wales.

Summary

Wrexham and Flintshire have a combined population of 287,350 people and are the
most populous local authority areas in North Wales. Their respective populations are
larger than their Welsh neighbours, but significantly lower than Cheshire West and

Chester and Wirral.
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3.51 The local workforce is active. At 6.5 percent for Wrexham and 6.3 percent for
Flintshire unemployment rates are low in the context of the Welsh rate (7.9 percent),
and employment in the Counties appears to be increasing as the national economy

recovers from recession.

3.52 However, this review of socio-economic data has raised some areas of concern.

Specifically that Wrexham and Flintshire has:

o Several areas of intense local deprivation, notably Caia Park and Hightown,
and Acrefair in Wrexham. Also Shotton, Connah’s Quay, Holywell and Mold in
Flintshire

o A low proportion of local residents qualified to degree level and a
comparatively high proportion of people with no qualifications

o A strong dependence on the manufacturing sector employment, although the

number employed in state sectors is actually below wider Welsh averages.

3.53 There were some 9,865 VAT Registered businesses operating in the two Counties in
2013 (4,505 in Wrexham and 5,360 in Flintshire). As an alternate measure, Welsh
Government figures suggested that in 2013 there were 9,795 businesses in
Wrexham and 9,550 in Flintshire. This gives a combined total of 19,345.

3.54 Most of those businesses employ less than ten employees (80.4 percent in
Wrexham and 80.6 percent in Flintshire). A large proportion of local businesses in
Wrexham and Flintshire are in the following sectors: professional, scientific and
technical (10.3 percent and 12.9 percent, respectively); retail (11.0 percent and 10.5
percent, respectively); and, construction (10.2 percent and 10.6 percent,
respectively). The local production sector is also strong, whilst the agriculture,
forestry and fishing sector is weaker in comparison to the regional and national

averages.

3.55 In 2008, the greatest concentration of industrial premises in Flintshire was focused in
Sealand and Saltney, which includes the industrial estates bounding Chester. Offices
were focused in Mold, Greenfield, Holywell and Bagillt. In Wrexham the industrial
units, in 2008, were concentrated in Wrexham and Llay Industrial Estates. Office

units were concentrated in Wrexham town, specifically in the town centre (extending
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to include the main Glyndwr University and Coleg Cambria campuses) and at

Wrexham Technology Park.

3.56 Homeworking plays a modest role in the economies of both Wrexham and Flintshire.
The 2011 Census records that 2.9 percent of the economically active population of
Flintshire worked from home that year, while 2.7 percent of Wrexham’s economically
active population were homeworkers. This compared to an average of 3.3 percent
across Wales.

3.57 In 2012, Flintshire had the highest rate of out-commuting in North Wales, with
Wrexham showing a more modest rate. 41 percent of working residents commuted
out of Flintshire to work, whilst the figure for Wrexham was only 29 percent. When
comparing all recorded commuter flows (i.e. internal commuting also), Cheshire West
and Chester represented a much stronger pull for Flintshire’s working population, at

19.8 percent compared to Wrexham’s 9.8 percent.

3.58 At £365.5-£384.9 per week in Wrexham and £372.2-£384.1 per week in Flintshire,
the average earnings of people living and working in Wrexham and Flintshire are
higher than average earnings in all neighbouring local authority areas in North Wales.

Earnings are also above the Welsh averages which do not exceed £366.5 per week.
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4.0

4.1

4.2

4.3

4.4

4.5

PROPERTY MARKET — GENERAL

Introduction

Prior to analysing the study area’s property market by the individual components of
sites, industrial and offices — commentary is provided about the study area as a
whole. This comprises a review of the supply of premises along with commentary on
general national property and business trends. It is important to understand the
supply and demand for property, as ultimately this is the key driver affecting the

market for employment land.

Welsh Government

Table 21 shows enquiries received by the Welsh Government for land and premises
in Wrexham and Flintshire over the 2006/07 to 2012/13 period (figures for 2013/14
are not yet available). However, there are caveats to this analysis. Firstly, the year
2009/10 saw a significant decrease in enquiry numbers, which is not simply a
reflection of the impact of the UK recession. Rather, it is understood to be the
consequence of internal restructuring within the relevant Welsh Government (then
Welsh Assembly Government) departments, which took place over that year and
meant that not all of the enquiries received in 2009/10 were recorded.

Secondly the enquiries are derived from a mix of sources including the Welsh
Government website and may involve multiple searches by the same organisation;
telephone enquiries to Welsh Government and overseas inward investment interest

via UK consulates — so data may not be uniformly recorded.

Finally, the data does not tell us if the organisations enquiring about land and
property in the Counties also enquired about sites and premises in some, or indeed
all, of the other local authority areas of Wales. Thus some of the organisations,
shown as having a specific interest in the areas, may in fact have a much wider area

of search for their land/property requirements.

Tables 21 and 22 set out year by year analysis of the sector type of property
enquiries for Wrexham and Flintshire over 2006/07-2012/13. In this period 2,904
enquiries were received for the two Counties, with industrial premises accounting for
51.5 percent. The remainder were split fairly evenly between offices and land. The

figures reveal that from a peak of 760 enquiries in 2007/2008 the recession impacted
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4.6

4.7

over 2008/09 to 2010/11, and by 2010/11 the level of enquiries was less than a fifth
of what it had been three years earlier. Demand is gradually recovering, and though
receiving double the enquiries since the recession, enquiry levels are still half of pre-
recession rates. This generic picture also applies to the analysis of differing property
sectors. The level of enquiries for office, industrial and land are generally at similar
levels when both Counties are assessed individually. Enquiry levels differed in
2008/2009, when Flintshire received nearly three times as many office enquiries as
Wrexham, but almost half the industrial enquiries. Flintshire also received nearly four
times as many industrial enquiries in 2009/2010 and 50 more enquiries in 2012/2013.

Table 21 — Welsh Government Enquiries by Type for Wrexham

Tvoe 2006/ | 2007/ | 2008/ | 2009/ | 2010/ | 2011/ | 2012/ | L .
yp 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013
Office 77 87 46 30 8 33 20 301
Industrial /
Warehouse 181 183 108 16 42 111 83 724
Land 98 108 49 8 15 20 54 352
Total 356 378 203 54 65 164 157 1,377
Table 22 — Welsh Government Enquiries by Type for Flintshire
TR 2006/ | 2007/ | 2008/ | 2009/ | 2010/ | 2011/ | 2012/ | L .
yp 2007 | 2008 | 2009 | 2010 | 2011 | 2012 | 2013
Office 88 94 116 24 7|1 28 24 381
Industrial /
Warehouse 198 196 58 62 52 122 113 801
Land 103 92 39 10 16 23 62 345
Total 389 382 213 96 75 173 199 1,527

Tables 23 — 24 provide a breakdown of the 1,698 industrial/warehouse and office
enquiries where a size preference was recorded for both Counties. Generally,
Wrexham received more than twice as many enquiries than Flintshire, with a larger

number of enquiries across all size bands.

Whilst half of the enquiries for both Counties were for properties of less than 929
sgm. However, around a third of all enquiries in the study area were for units in
excess of 2,324 sgm, representing 38.7 percent of Wrexham’s enquiries and 27.7
percent of the total enquiries. This reflects the fact that the Welsh Government is

likely to be the first port of call for larger established businesses (including national
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4.8

and international firms) that are looking to invest into the County Borough, and

property
requirements. Small and micro businesses (with correspondingly smaller property

elsewhere in Wales. Such organisations may have substantial

needs) are more likely to make enquiries with agents and local organisations,

including WCBC and FCC, than with the Welsh Government.

Table 23 — Welsh Government Enquiries by Size for Wrexham 2006-2013

Type Size Band, sgqm
0- 465- | 930- | 1,395- | 1,859- | 2,324- | 4,646- | 9,291+ | Total
464 929 | 1,394 | 1,858 | 2,323 | 4,645 | 9,290
Industrial /
Warehouse | 155 77 42 44 29 74 64 83 568
Offices 150 19 10 8 8 17 12 4 228
Total 305 96 52 52 37 91 76 87 796
Source: Welsh Government, 2014
Table 24 — Welsh Government Enquiries by Size for Flintshire 2006-2013
Type Size Band, sqgm
0- 465- | 930- | 1,395- | 1,859- | 2,324- | 4,646- | 9,291+ | Total
464 929 | 1,394 | 1,858 | 2,323 | 4,645 | 9,290
Industrial /
Warehouse | 169 87 49 56 35 82 73 94 645
Offices 165 28 12 7 9 19 12 5 257
Total 334 115 61 63 44 101 85 99 902

Source: Welsh Government, 2014

A similar number of land enquiries were received in Wrexham and Flintshire across
all size bands. As Table 25 shows, nearly half (48.5 percent) of all the land enquiries

(where a preferred size was stated) were for plots of up to 2.02 ha.

Table 25 — Welsh Government Land Enquiries by Size 2006-2013

Size Band, ha
Land
Area 0- 2.03- 4.06- 6.08- 8.10- 10.13- | 20.24- | 40.47 Total
2.02 4.05 6.07 8.09 10.12 20.23 40.47 +
Wrexham 142 40 15 22 6 27 11 19 282
Flintshire 128 41 16 22 7 29 12 20 275
Total 270 81 31 44 13 56 23 39 557
Source: Welsh Government, 2014
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411

412

Public Sector Enquiries — Wrexham

BE Group has reviewed land and property enquiries recorded by WCBC for the
period January 2009 to April 2014. Comparable information has not been received
from FCC. All property enquiries received by WCBC’s Assets and Economic
Development Department are added to a Client Management system. It should be
noted that prior to 2011 two property enquiry systems operated independently in
Wrexham County Borough. One was maintained by the Commercial Estates team in
the former Transportation and Asset Management Department. This only matched
enquires to Council owned property. The other, in the former Economic Development
Department, tried to match all enquires to any property, either public or private that

was available for occupation in the County Borough.

These two databases have now been consolidated into one and all enquires are
initially handled by the Business Support team, based in Redwither Tower. A new
Client Management System (Evolutive) has been introduced that will improve and

speed up enquiry handling.

Table 26 sets out year by year analysis of the sector type of property enquiries for
Wrexham between January 2009 and April 2014. A total of 713 enquiries were
received over this period, with office units accounting for 39.0 percent and industrial
premises accounting for 55.1 percent. 5.9 percent of total enquiries were for land.
Of the 42 land enquiries, over a third was recorded in the first four months of 2014
(35.7 percent). The figures show improving demand, apart from the 2013 period,
where enquiries remained at a stable level. Figures for 2014 represent the January
to April period, Based on the enquiries already received for the 2014 period, it is
estimated that total enquiries received for the whole year will amount to circa 280

enquiries, representing an increase from the previous year.

Table 26 — Council Enquiries by Type

Use 2009 2010 2011 2012 2013 | 2014* Total | Percent
Office 10 39 41 71 73 44 278 39.0
Industrial 18 41 53 143 128 11 393 55.1
Land 4 5 7 7 3 15 42 5.9
Total 32 85 101 221 204 70 713 100.0

Source: Wrexham County Borough Council, 2014
*January-March 2014

81.6 percent of enquiries about property stated a preferred size band. As Table 26
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shows, over half of those enquiries (54.0 percent) were for properties at the smaller
end of the size spectrum, i.e. below 93 sgm. 83.7 percent were looking for properties
of less than 464 sgm.

Table 27 — Council Enquiries by Size and Year

Vear Size Band, sqm _—
0-46 | 47-93 | 94-232 | 233-464 | 465-929 | 930-4644 4645+

2009 3 5 1 5 2 4 2 22
2010 22 12 14 9 5 5 3 70
2011 25 18 17 13 7 11 1 92
2012 69 46 22 32 8 14 5 193
2013 64 27 26 13 14 6 0 159
2014 8 15 10 11 3 2 55
Total 191 123 90 83 39 46 10 582

Source: Wrexham County Borough Council, 2014

4.13 As Table 28 shows, most enquiries are for properties at the smaller end of the size
spectrum, i.e. below 464 sgm. However, the industrial/warehousing sector, not
unsurprisingly, exhibits a greater percentage of enquiries for larger floorplates —
particular in the 465-929 sgm and 930-4,644 sgm size bands. The lack of enquiries
for industrial/warehouse properties of 4,645 sgqm or larger will also reflect the fact that
there are few such large properties available in either local authority area. Half of the

enquiries for land relates to sites of less than 0.5 ha.

Table 28 — Council Enquiries by Size and Type

Size Band, sgm
465- 930- | 4,645
Type 0-93 | 94-232 | 233-464 929 4,644 + Total
Office 155 29 14 8 3 0 209
Industrial/ Warehouse 159 61 69 31 43 10 373
Land Size Band, ha 0-0.5| 0.6-1.0 1.1-2.0 2.0+ Total
Number 12 5 2 5 24

Source: Wrexham County Borough Council, 2014

Property Supply
4.14 A schedule of the vacant floorspace being marketed in the study area (as at March

2014) has been included in Appendices 2 and 3. Data was initially taken from a
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4.15

4.16

4.17

4.18

4.19

4.20

mixture of property agents’ websites and the local authority commercial property
registers of the two Counties. This was subsequently augmented with site visits and
telephone discussions to determine that the identified vacant properties remain
available.

The marketed space is taken to be a reasonably close approximation to that which is
vacant — although there may be occupiers waiting for interest in their property before
moving, and empty units not actually being marketed. There may also be a delay
between deals being reached for properties and the details of those properties being
removed from websites. It should also be noted that the below figures exclude any
occupied properties being sold as investment opportunities to potential new freehold

owners.

The schedules for industrial (including warehouses and workshops) and offices have

been included in Appendix 2 (for Wrexham) and Appendix 3 (for Flintshire).

Wrexham Property Supply

Industrial

Table 30 shows that there is 62,876 sgm of marketed industrial floorspace, made up
of 53 properties, in the study area. This is a 3.3 percent decrease from the 65,032

sgm recorded in the Wrexham Employment Sites Study (2007).

There is a reasonable range through the 0-500 sgm bands, but property sizes above
500 sgm are limited. By far the greatest availability is in the 101-200 sgm and 201-
500 sgm category, accounting for 62.3 percent of the available units.

Unsurprisingly Wrexham Industrial Estate has the largest amount of vacant
floorspace (45.9 percent), closely followed by Llay Industrial Estate (40.6 percent).
Though these two Estates dominate the industrial property market, in terms of
property numbers, Wrexham Industrial Estate outnumbers the latter by 2:1.
Wrexham Industrial Estate also has at least one property across the size ranges
apart from units of less than 100 sqgm, and provides the only unit in the 1,001-2,000
sgm size band. Llay Industrial Estate, on the other hand, has no mid-sized

properties available.

As expected of a town centre location, Wrexham town has no units of larger than
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1,000 sgm, providing 3.2 percent of the floorspace and 11.3 percent of the units.
4.21 The industrial supply by location lie within an approximate 5 mile radius from
Wrexham town. Venture further out than this and the available industrial units are
non-existent. There are no units in the Ceiriog Valley, and none in the settlements of
Chirk, Cefn Mawr, Acrefair, Ruabon or Johnstown. The western area of Wrexham

therefore, provides only 3.8 percent of the total units amounting to 3,167 sgqm or 5.0

percent of the floorspace.
4.22 Wrexham Industrial Estate, in March 2014 at least, had only 22 marketed industrial
premises out of an overall stock of 450 units. By properties, this represents a
comparatively modest vacancy rate of 5 percent. It should be noted that a rate of
around 7-10 percent is considered healthier in terms of giving occupiers a full choice
of premises types, locations, sizes and tenures.
4.23 With less than one percent of the total floorspace, Homes Farm in Overton-on-Dee
presents the only available units to the south of Wrexham. All of these are for small

workshops of less than 200 sgm.

Table 30 — Amount of Marketed Industrial Property

Area Size Band, sqm
0- 101- | 201- 501- 1001- | 2,001- 5001+ Total
100 200 500 | 1,000 | 2,000 | 5,000 '

Wrexham Town | Number of 1 2 1 2 i i i 6

(includes Properties

Rhosddu

Industrial

Estate: Pandy :('qorgmpace’ 83| 286| 204| 1446 - - -| 2019

Business Park)

Wrexham Number of

Industrial Estate | Properties i 4 12 2 2 1 1 22
;‘?ﬁrs"a"e’ | 636| 3457 | 1487 | 2827 | 2654 | 17781 | 28842

Llay Industrial Number of

Estate Properties 2 4 3 i i i 2 1
Floorspace, | 116 | 436 | 825 . . -| 24155 | 25532
sgm

Cefn-y-Bedd Numbe_r of 4 > 1 i i 1 i 8

and Llay Properties

(Riverside

Business Park;

Alyn Industrial gmrSpa‘:e’ 305 | 208 | 241 : | 2023 .| 2867

Estate)
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Area Size Band, sqm
O- | 101- | 201- | 501- | 1001- | 2,001~ | o0, Total
100 200 500 1,000 | 2,000 | 5,000 '
Overton-on-Dee | Number of
. 1 3 - - - - 4
Properties
Floorspace, 56 393 ) ) ) ) 449
sgm
Rhostyllen and Number of i 1 i i i 1 i 5
Rhos (Coppi Properties
Industrial
Estate; Bersham F|oorspace,
Enterprise sgm - 186 - - - 2981 - 3167
Centre)
Total Egorgrs"ace' 560 | 2235 | 4727 | 2933 | 2827 | 7658 | 41936 | 62876
Number of s| 16| 17 4 2 3 3 53
Properties

Source: BE Group 2014

4.24 Building quality is broken down into three category assessments as shown in Table

31, based on the headline rents of the available units. Rental levels provide a good

indication of the general quality of a property without a detailed physical inspection.

Table 32 shows the majority of marketed space in Wrexham is of moderate quality,

with half of these at Wrexham Industrial Estate.

Good quality premises are only

available in four areas, with half of the property availability at Llay Industrial Estate.

There are no ‘good quality’ industrial units on the market within Wrexham Industrial

Estate.

Industrial Estate providing nearly half of the available stock.

Table 31 - Building Quality Assessment

Budget options are provided within each of the areas, with Wrexham

Type Quality Assessment — Rental Levels

Good Average Budget
Industrial >£5.00/sgft £2.50-5.00/sqft <£2.50/sgft
Office >£15.00/sqft £5.00-15.00/sqft <£5.00/sqft

Source: BE Group 2014

Table 32 — Quality of Marketed Industrial Property

Quality
Area Good Moderate Budget
Wrexham Town (includes Rhosddu Industrial 2 3
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4.25

4.26

4.27

Quality
Area Good Moderate Budget
Estate and Pandy Business Park)
Wrexham Industrial Estate - 14 8
Llay Industrial Estate 4 5
Cefn-y-Bequ and Llay (Riverside Business Park; 5 3 3
Alyn Industrial Estate)
Overton-on-Dee - 2 2
Rhostyllen and Rhos (Coppi Industrial Estate; i 1 1
Bersham Enterprise Centre)
Total 8 28 17

Source: BE Group 2014

45 units are available leasehold, with a further three premises available under either

freehold or leasehold terms (Table 33). Only five premises are available freehold,

the majority of which are small units of less than 200 sgm. There is one medium

sized industrial unit available to purchase at Riverside Business Park and a large unit

of 2,023 sgm to the north of Wrexham Industrial Estate.

Table 33 — Tenure of Marketed Industrial Property

Tenure
Area Leasehold | Freehold Either
Wrexham Town (includes Rhosddu Industrial 6 i i
Estate)
Wrexham Industrial Estate 19 1 2
Llay Industrial Estate 11 - -
North of Wrexham Town (Riverside Business 4 4 i
Park; Alyn Industrial Estate; Llay)
South of Wrexham Town (Overton-on-Dee; 5 i 1
Bersham Enterprise Centre
Total 45 5 3

Source: BE Group 2014

Offices

Table 34 shows that there are 20,093 sgm of marketed offices (84 premises) in the

County Borough. This is a 36.1 percent increase from the 13,935 sgm of vacant

floorspace recorded in the Wrexham Employment Sites Study (2007).

The majority of vacant supply is below the 500 sgm threshold (89 percent), though

representing only 55.2 percent in floorspace area. The 101-200 sgm size band is the
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4.28

4.29

4.30

most popular, containing 21 units out of the total 84. There are only five units in the

501-1,000 sgm band and only four units larger than 1,000 sqm.

Wrexham town has the greatest supply of vacant office space with 52.5 percent of
the available floorspace and 38.1 percent of the available units. This is accounted for
by the availability of units across the entire size ranges, and more specifically units
larger than 1000 sgm. Importantly, Roxburgh House, one of the largest office
premises in Wrexham town (1,486 sgm), is being marketed by the agents for a

residential conversion as one of its development options.

Wrexham Industrial Estate contains 20 units spread across all units all but the 0-25
sgm band and the 1,001 sgm and over group. Wrexham Technology Park has ten
vacant units, out of a stock of some 35-40 (excluding premises in medical uses), a

comparatively high level of vacancy.

The remaining areas of the corresponding Table have a limited supply of office units
on the market, with Llay Industrial Estate (as an example) containing only two units
amounting to 132 sgm. In terms of geographic areas of Wrexham, the south west
and south east region's vacant office supply is hugely restricted to Johnstown and
Erbistock, amounting to 809 sgm across two units. There are no small or mid-sized

office units within these areas.

Table 34 — Amount of Marketed Office Property

Size Band, sgm
Area 0- | 26- | 51- | 101- | 201- | 501- | oo Total
25 50 100 200 500 1000
Wrexham Town | Floorspace, | g7 | 146 | 376 | 1426 | 1908 | 715| 5904 | 10,542
(includes Pandy sgm
Business Park) Number of
. 3 4 5 9 6 1 4 32
Properties
Wrexham Floorspace, | 39| 248| 590| 2670 | 1134 | aes1
Industrial Estate sgm
Number of o1 o4 4 9 2 . 20
Properties
Llay Industrial Floorspace, 14 i i 118 i i i 132
Estate sgm
Number of 1 i i 1 i i i 5
Properties
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Size Band, sgm
Area 0- | 26- | 51- | 101- | 201 | 501- | , o | Tota
25 50 100 200 500 1000
Wrexham Floorspace, || | | 69| 620| 1445| 704 -| 2838
Technology Park | sgm
Number of
Properties i i 1 5 3 1 i 10
Rossett (Rossett | Floorspace, o5 i i 146 218 i i 389
Business Park) sgm
Number of
Properties ! i i 1 1 i i 3
Bryn Estyn Floorspace, 36 73 | 260 i i i i 369
Business Centre sgm
Number of 2 > 4 i i i i 8
Properties
Broughtop; Floorspace, 22 i i 108 i i i 130
Gwersyllt; sgm
Brymbo Number of 2 i i 1 i i i 3
Properties
Johnstown and Floorspace, i i i i 260 549 i 809
Erbistock sgm
Number of
Properties i i i i 1 1 i 2
Minera (Five Floorspace, i 72 131 i i i 203
Crosses Industrial | sqm
Estate) Number of i 5 5 i i i i 4
Properties
Total E('qorgrs'oace’ 164 | 330 | 1084 | 3008 | 6501 | 3102 | 5904 | 20093
Number of ol 9| 16| 21| 20 5 4 84
Properties

Source: BE Group 2014

4.31 Table 35 shows that the majority (85.7 percent) of marketed office space in Wrexham
is of moderate quality. Nearly two-fifths of the moderate quality offices is in the town
of Wrexham, and nearly one-quarter is in Wrexham Industrial Estate.

4.32 There are only five good quality units and seven budget options, accounting for 6.0

percent and 8.3 percent respectively.
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Table 35 - Quality of Marketed Office Property

Quality
Area Good Moderate Budget
Wrexham Town (includes Pandy Business Park) 2 27 3
Wrexham Industrial Estate - 17 3
Llay Industrial Estate - 1 1
Wrexham Technology Park - 10 -
Rossett (Rossett Business Park) 1 2 -
Bryn Estyn Business Centre - 8 -
Broughton; Gwersyllt; Brymbo 1 2 -
Johnstown and Erbistock 1 1 -
Minera (Five Crosses Industrial Estate) - 4 -
Total 5 72 7

Source: BE Group 2014

4.33 All but 12 of the available properties are to let only (see Table 36), amounting to 85.7
percent of the marketed units. Nine units are available for sale or to let, whilst only
three are only freehold. These are limited to Wrexham town and Wrexham Industrial
Estate.

Table 36 — Tenure of Marketed Office Property

Tenure
Area Leasehold | Freehold Either
Wrexham Town (includes Pandy Business Park) 31 1 -
Wrexham Industrial Estate 10 2 8
Llay Industrial Estate 3 - -
Wrexham Technology Park 9 - 1
Rossett (Rossett Business Park) 3 - -
Bryn Estyn Business Centre 8 - -
Broughton; Gwersyllt; Brymbo 2 - -
Johnstown and Erbistock 2 - -
Minera (Five Crosses Industrial Estate) 4 -
Total 72 3 9

Source: BE Group 2014

Flintshire Property Supply

Industrial
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4.35

4.36

4.37

Table 37 shows that there is 125,038 sqm of marketed industrial floorspace, made up
of 118 properties, in the study area. There is a reasonable range through the 100-
1,000 sgm bands, but property sizes below 100 sgm and above 1,000 sgm are
limited in comparison. By far the greatest availability is in the 201-500 sqm (40.7
percent of units) with over twice as many available units of this size, than any other
size band.

Deeside Industrial Estate dominates the industrial market, with over a third of
available units there and 56.9 percent of the available floorspace. With 41 vacant
premises out of a stock of some 220 units in total, the vacancy rate by premises is
around 19 percent. As mentioned previously, a vacancy rate of around 7-10 percent
is considered healthier in terms of giving occupiers a full choice of premises types,
locations, sizes and tenures. Thus Deeside Industrial Estate can be said to have had

a comparatively high vacancy rate (19 percent) at the time of this study.

The Industrial Estate is the only area with availability in all size bands. 80 percent of
units larger than 5,000 sgm are located at Deeside Industrial Estate. The
concentration of units surrounding the Deeside area, is such that there are no vacant
industrial units to the north and south of Flintshire, with no availability further west
than Mold. With regards to Mold, all available units are of medium to large industrial

units between 501-5,000 sgm in size.

Hawarden and Saltney are also limited in offer, providing only small units of between
101-500 sgm. Nearly a third of units within the 201-500 sgm size bracket is available

in Saltney.

Table 37 — Amount of Marketed Industrial Property

Area Size Band, sqm
0- | 101- | 201- | 501- | 1001- | 2,001- | o oo, | TOW@
100 200 500 | 1,000 | 2,000 | 5,000 '
Buckley Number of
. - - 2 - - 1 -
Properties
Floorspace, i i 930 i i 4236 i
sgm
Deeside (Deva Number of i 1 1 > 1 i i
Business Park; Properties
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Area Size Band, sqm
0- | 101- | 201- | 501- | 1001- | 2,001- | . o0 Total
100 | 200 | 500 | 1,000 | 2,000 | 5,000 ’
Interling Trade
Park; Pentre Floorspace,
Industrial sqm - 199 431 1440 1001 - - 3071
Estate)
Deeside Number of
Industrial Estate | Properties 1 4 14 9 ! 2 4 41
:('q‘r’:]’rSpace’ 92 | 552 | 4404 | 7344 | 10885 | 6320 | 41520 | 71117
Flint (Ashmount | Number of
Enterprise Park; | Properties 1 8 6 1 | 3832 i 17
Castlepark
Industrial estate;
Flint Trade Park; | Floorspace, 88 | 1140 | 1575 | 560 . 1 | 7195
Manor Industrial | SdM
Estate)
Hawarden Number of i 1 i i i i i 1
Properties
Floorspace, i 193 i i i i i 193
sgm
Holywell Number of
(Greenfield Properties 3 1 3 2 i i i 9
Industrial Park) Floorspace
pace, 210 168 | 1214 1483 - - - 3075
sgm
Molc_j (Broncoeq Number of ] ] ] . L . ] 6
Busmgss Park; Properties
Bromfield
Industrial Park;
Gwernaffield Floorspace, ; - -| 3201 | 1021| 2631 | 6943
Business Park) | SdM
Saltney (Central | Number of
Trading Estate; | Properties i 4 15 i i i i 19
Borders
Industrial Park; Floorspace, _ 556 5706 _ _ _ _ 6262
Ketlan Court) sgm
Sandycroft Number of
(Engineer Park; | Properties 2 s 6 i i 2 1 14
Holland Park) Floorspace
sqm pace, 115 465 | 1891 - - 5384 11835 19690
Sealand Number of i i 1 2 i i i 3
Properties
Floorspace, - | 437| 1889 - - | 2326
sgm
Total :gon?rSpace' 505 | 3273 1652 16007 | 12907 | 22403 | 53355 | 125038
Number of 7| 22| a8 20 9 7 5 118
Properties
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Source: BE Group 2014

4.38 Table 38 shows the majority of marketed space in Flintshire is of moderate quality

4.39

(72.9 percent), with 39.5 percent of these at Deeside Industrial Estate.

Deeside

Industrial Estate provides nearly half of the good quality units on offer (46.2 percent).

Flint, Hawarden, Holywell, Mold, Saltney and Sealand have no good quality units on

the market. Wrexham Industrial Estate has no good quality industrial units on the

market. There are more budget options (19) compared to good quality units (13),

with the largest stock at Greenfield Industrial Park, Holywell (47.4 percent).

Table 38 — Quality of Marketed Industrial Property

Quality

Area Good | Moderate | Budget
Buckley 2 1 -
Deeside (Dev:_a Business Park; Interlinqg Trade Park; >

Pentre Industrial Estate) 3 -
Deeside Industrial Estate 6 34 1
Flint (Ashmount Enterprise Park; Castlepark Industrial i

estate; Flint Trade Park; Manor Industrial Estate) 14 3
Hawarden - 1 -
Holywell (Greenfield Industrial Park) - - 9
Mold (Broncoed Business Park; Bromfield Industrial i

Park; Gwernaffield Business Park) 6 -
Saltney (Central Trading Estate; Borders Industrial i

Park; Ketlan Court) 18 1
Sandycroft (Engineer Park; Holland Park) 3 9 2
Sealand - - 3
Total 13 86 19

Source: BE Group 2014

98 units are available leasehold, with a further 15 premises available under either

freehold or leasehold terms (Table 39). Only five premises are available strictly on a

freehold basis.

Table 39 — Tenure of Marketed Industrial Property

Tenure
Area Leasehold | Freehold Either
Buckley 1 - 2
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4.41

4.42

Tenure

Area Leasehold | Freehold Either
Deeside (Deva Business Park; Interling Trade Park; 5

Pentre Industrial Estate) - -
Deeside Industrial Estate 35 2 4
Flint (Ashmount Enterprise Park; Castlepark

Industrial estate; Flint Trade Park; Manor Industrial 16

Estate) 1 -
Hawarden - 1 -
Holywell (Greenfield Industrial Park) 9 - -
Mold (Broncoed Business Park; Bromfield Industrial 6

Park; Gwernaffield Business Park) - -
Saltney (Central Trading Estate; Borders Industrial 12

Park; Ketlan Court) - 7
Sandycroft (Engineer Park; Holland Park) 11 1 2
Sealand 3 - -
Total 98 5 15

Source: BE Group 2014

Offices

Table 40 shows that there are 8,991 sgm of marketed offices (59 premises) in the
County. The majority of vacant supply, as with Wrexham, is below the 500 sgm
threshold (90.5 percent), and representing 67.4 percent of total available floorspace.
The 0-25 sgm band is the most popular. Importantly Chesterbank Business Park at
Saltney provides all but one of the units within this size bracket. Other than Saltney,
Sandycroft is the only other area in the County to provide available units of less than
25 sgm. Marketed office space of larger than 1,000 sgm is non-existent within the

County.

Saltney has the greatest number of available office units (over a third of all units),
whilst Mold provides the greatest floorspace (29.5 percent). Deeside Industrial
Estate provides just over a tenth of vacant office units corresponding to 18.7 percent
of total floorspace. This reflects one agent's comments with regards to the office

market being restricted to within industrial units at Deeside Industrial Estate.

The areas of Broughton, Holywell and Higher Kinnerton only have one available unit,
whilst Flint and Sandycroft have two available units. Of these areas, only Sandycroft
provides opportunity to rent a small office unit, whilst the others offer only mid-sized

properties.
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Table 40 — Amount of Marketed Office Property

Size Band, sgm

Area O- | 26- | 51- | 101- | 201- | 501- | o0 Total
25 50 100 200 500 1000

Broughton Floorspace,

sgm - - - - 291 - - 291

Number of

Properties - - - - 1 - - 1
Deeside Floorspace,

sgm - -| 212 111 295 | 1,061 - 1,679

Number of

Properties - - 3 1 1 2 - 7
Deeside Industrial | Floorspace,
Estate sgm 68 | 217 341 - | 1,299 - 1,925

Number of

Properties - 2 3 3 - 2 - 10
Flint Floorspace,

sgqm - - - 185 758 - - 943

Number of

Properties - - - 1 2 - - 3
Higher Kinnerton | Fioorspace,

sgm - - - 315 - - 315

Number of

Properties - - - - 1 - - 1
Holywell Floorspace,

sgm - - - - 215 - - 215

Number of

Properties - - - - 1 - - 1
Mold Floorspace,

sgm - - | 237 576 | 1,266 570 -| 2,649

Number of

Properties - - 3 4 4 1 - 12
Saltney Floorspace,

sgm 187 177 - 264 253 - - 881

Number of

Properties 13 5 - 2 1 - - 21
Sandycroft Floorspace,

sgm 25 68 - - - - - 93

Number of

Properties 1 2 - - - - - 3
Total Floorspace,

sgm 212 | 313 | 666 | 1,477 | 3,393 | 2,930 -| 8,991
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Size Band, sgm
Area O- | 26- | 51- | 101- | 201- | 501- | ;oo Total
25 | 50 | 100 | 200 500 | 1000
Number of
Properties 14 9 9 11 11 5 - 59

Source: BE Group 2014

443 A huge 96.6 percent of units in Flintshire available property market is of moderate

quality, with the remaining 3.4 percent of budget quality, provided at Broughton and

Deeside (Table 41). There is no good quality office stock on the market.

Table 41 — Quality of Marketed Office Property

Quality
Area Good Moderate Budget
Broughton - - 1
Deeside - 6 1
Deeside Industrial Estate - 10 -
Flint _ 3 -
Higher Kinnerton ; 1 -
Holywell - 1 -
Mold - 12 -
Saltney . 21 -
Sandycroft - 3 -
Total 0 57 2

Source: BE Group 2014

4.44

As with the quality of office units in Flintshire, the tenure is stark from leasehold to

freehold availability (Table 42) 94.9 percent of office units are leasehold only, with a

further one unit of both leasehold and freehold tenure. Only two units at Deeside

Industrial Estate are available on the freehold market.

Table 42 — Tenure of Marketed Office Property

Tenure
Area Leasehold | Freehold Either
Broughton 1 - -
Deeside 5 2 -
Deeside Industrial Estate 10 - -
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4.47

4.48

Tenure

Area Leasehold Freehold Either
Flint 3 - -
Higher Kinnerton 1 - -
Holywell 1 - -
Mold 11 - 1
Saltney 21 - -
Sandycroft 3 - -
Total 56 2 1

Source: BE Group 2014

Valuation Office Agency Data

The Valuation Office Agency (VOA) 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 the area.

Industrial

According to the latest VOA statistics (2008) there are 1,462 industrial premises in
Wrexham totalling some 1,577,000 sgm and 1,844 industrial premises in Flintshire
equating to circa 2,045,000 sgm. Of this space 62,876 sgm across 53 premises are
being marketed in Wrexham (see Table 30) and 118 premises totalling 125,038 sgm
in Flintshire (Table 37). This suggests an overall ‘occupancy rate’ of 96.0 percent
and 93.9 percent by floorspace for Wrexham and Flintshire, respectively. By
premises numbers, the ‘occupancy rate’ is 96.4 percent and 93.6 percent

respectively, for Wrexham and Flintshire.

It should be noted that, even in the most robust property market there will be a
steady churn of premises as companies expand/contract and relocate. There is no
definitive view on what a healthy rate of ‘churn’ should be, but a vacancy rate of 7-10
percent is considered reasonable in terms of giving occupiers a choice of premises
types, locations, sizes and tenures. If vacancy rates are lower businesses may not be
able to access the property options they need. Higher rates may suggest an

oversupply of premises relative to demand.

In terms of industrial premises Wrexham has a vacancy rate of 4 percent by

floorspace, 3.6 percent by premises numbers. This is a rather low rate of overall
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4.50

451

4.52

4.53

4.54

availability. In comparison the vacancy rates of Flintshire, 6.1 percent and 6.4

percent, appear somewhat closer to the norm.

Offices

There are 526 and 724 office hereditaments in Wrexham and Flintshire, respectively.
These total 119,000 sgm in Wrexham and 156,000 sgm in Flintshire. Of this space
there are 84 marketed premises totalling 20,093 sgm in Wrexham (see Tables 34
and Table 40 above) and 59 marketed premises totalling 8,991 sgm in Flintshire.
This reflects an overall ‘occupancy rate’ of 83.1 percent and 94.2 percent by
floorspace for Wrexham and Flintshire, respectively. By premises numbers the
overall ‘occupancy rate’ for Wrexham is 84.0 percent and for Flintshire is 91.9

percent.

In terms of office premises Wrexham has a vacancy rate of 16.9 percent by
floorspace, 16 percent by premises numbers. This is quite a high vacancy rate and
may indicate an element of oversupply in the current stock. As mentioned the main
office scheme of the County Borough, Wrexham Technology Park, appears to have a

high vacancy rate at present as well.

In comparison the vacancy rates of Flintshire, 6.3 percent and 8.1 percent, again

appear somewhat closer to the norm.

Modern Occupier Needs and the Emerging Property Trends

BE Group through its long experience operating in the commercial property market
across the UK, as well as in the study area specifically, understand market
perceptions and the conditions facing the industrial and office sectors. The following
sub-sections draws upon this market experience, providing a brief commentary on

modern occupier needs and emerging trends within both sectors.

Modern Occupier Needs
In this sub-section the report outlines what modern businesses are looking for in

terms of their property, as well as those developers providing space for them.

There are two key property sub-markets to consider in understanding the demand for
premises. The first is the demand from companies looking for premises for their own

occupation; the second, which is necessarily derived from the first, comes from
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4.60

specialist property developers who will provide solutions for these companies.

Many end-user companies, especially small ones, looking for accommodation prefer
occupying an existing building to either organising the construction of one for
themselves or entering into a design and build agreement with a developer. This is
due to the management time involved and the long lead-in whilst premises are built;
while it may also be difficult to rationalise and visualise such an important acquisition
off-plan.

Having premises built for owner occupation requires a long lead-time to cover the
planning, negotiation and construction time involved often greater than 12 months.
Furthermore not every company wants a brand new building, partly because they are

generally more expensive than second-hand ones.

Experience shows today companies want well located, accessible space.
Specification, parking, external loading and the quality of the immediate environment

will all be factored into the decision to acquire.

However the recent combination of low interest rates and the depressed stock
market has led to an unusually large number of companies looking to own their
premises (although current market conditions have softened this due to the lack of
available finance). One route to achieving this is by developing their own site,
especially if they cannot find a suitable freehold property. Nationally most requests
for such small sites to enable self-build are of less than 0.4 ha in size.

Although design and build options can be convenient, they are quite expensive
because the controlling developer makes its profit not only on the land sale, but also
on managing the building process. Consequently if the company is able, some prefer
to buy land direct and organise building contractors themselves. This is especially
the case with lower value added industries where high quality buildings are of
secondary importance. However without strong planning control this scenario can

lead to business areas of lower aesthetic value and layout.

Developers acquiring sites consider the nature of the market, as outlined above, as
well as the potential for speculative development, i.e. riskier, supply-led, rather than

demand-driven construction. They also prefer to acquire prominent, (easy to
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4.64

develop) greenfield sites close to arterial roads or motorways because irrespective of
sustainable transport policies, private transport still predominates. They naturally
want land that is attractive to end-users. Furthermore property development is
intensely entrepreneurial and extremely price sensitive. So although land may be
available on the open market, if it is at too high a price, then the developer will not
acquire it.

Emerging Property Trends

Industrial

Occupiers are generally looking for smaller premises as average company size
continues to decrease. In line with rising aspirations and a concentration on higher
value added activities, companies are looking for higher quality accommodation. In
rural areas company sizes are generally already small; and the desire for high quality
is less of a priority due to affordability issues. Successful industrial businesses
typically require dedicated, self-contained, secure yard areas, and for units around
2,000 sgm the trend seems to be at least one dock level loading bay and a 40 metre
turning circle to allow heavy goods vehicles access into and out of the unit. Eaves
heights are also continuing to rise from an average of six metres to more towards ten
metres to allow storage racking and more efficient use of space. For B8 high bay
warehousing eaves heights can now be 15 metres to accommodate automatic

racking systems.

Large requirements, above 10,000 sgm, are comparatively rare, and where they do
exist are generally for distribution warehousing. Most of these are contract-led with a
flurry of activity as a number of specialist distribution companies look for units, before
one of them secures the contract on offer. However these companies generally
cannot wait for a bespoke warehouse to be built for them and so, due to the rarity of

such large, available buildings their search areas are increasingly wide.

In the manufacturing sector, increasing automation may be reducing employment but
it does not follow that the land needs of this sector are reducing as automated

processes frequently take up as much space as manual ones.

Prior to the recession freehold demand was relatively strong as a result of low

interest rates, poor stock market pension performances and increased private sector
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interest in property investment. This position is gradually returning and demand for
freehold sites/premises growing. Due to the complexity and expense of the process
only larger businesses are investing in new design and build developments, but even
smaller firms can now aspire to own their own second-hand unit. Existing freehold

supply only rarely meets demand

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,
which can be accommodated on sites of up to 4 ha. Shorter leases (five years) and

break clauses (three years) are now becoming much more common.

Offices

For offices the trend is for smaller suites as average business sizes fall. There are
two strands to this. Micro-businesses (those with less than ten employees) often
want serviced offices or similar types of easy-in, easy-out schemes that lower their
risk of exposure. Small businesses (with 10-49 employees) typically are looking for
offices in the region of 150-300 sgm. Often they are satellite facilities for larger

companies.

Improving technology means specifications are changing, for example wireless
networks may soon make raised floors superfluous and make the conversion of older
buildings, such as Redwither Tower, Wrexham Industrial Estate easier. Changes in
working practices also means that floorspace requirements through home working,

hot-desking, and increased densities are reducing

In line with rising aspirations and a concentration on higher value added activities,
successful 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/sgm on average. Furthermore some occupiers (looking
for more than 200 sgm) increasingly want self-contained premises, i.e. their own front
door, toilets, reception, utilities, etc. This has which has implications for land needs.
Access to technology (Superfast broadband) is key to the success of this element of

the property market.

Car parking remains a significant demand for occupiers. There is increasing demand
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for relatively short leases (one to three years), which helps account for the increasing
popularity of serviced offices. In many cases, new buildings are not commanding the
higher rents that they once did, and are more in line with secondary space

Prior to the credit crunch, freehold demand was strong. However, as with the
industrial market, the recession and lack of available finance is constraining this sub-
market and has largely eradicated speculative development, outside of major city
centres. Again, where there is demand, the lack of available premises is a factor in
suppressing the market, and in both areas there is only five freehold-only offices on
the market.

Occupiers requiring higher skills, especially those linked to key growth sectors will be
concerned about access to an appropriate pool of skilled labour, which can drive

demand towards city centres, research facilities and higher education institutes.

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

environment.

As well as flexibility, occupiers are looking for clustering as a means of strengthening
their businesses, and the need to be located close to complimentary services or
suppliers has become increasingly important, both in lowering costs and creating
strength in numbers. Clustering around like-minded companies will also drive
demand to key business park locations, with good availability of ‘white collar’,
knowledge-based, skilled staff. Other businesses will require central urban locations
such as the professions and creative industries, where face-to-face contact is

important or where public transport is important to attract staff.

Summary

The Welsh Government receives more enquiries for industrial space than for offices;
and fewest for sites. Most industrial and office enquiries are for units up to 464 sqm.
Industrial premises in excess of 9,291 sgm are also popular across both Counties.

The greatest land demand is for sites of up to 2.02 ha.

WCBC receives more enquiries for industrial space than for office; and fewest for

land and development sites. Most industrial enquiries are for units up to 93 sgm; and
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4.77

4.78

4.79

for sites up to 0.5 ha. The majority of enquiries are for Wrexham as a general

location, whilst Wrexham Industrial Estate also receives a large number of enquiries.

Flintshire contains 125,038 sgm of available industrial floorspace across 118
properties, approximately twice the number of available industrial floorspace and
premises than Wrexham (62,876 sgm across 53 premises). This is mainly attributed
to available units at Deeside Industrial Estate. In contrast, Wrexham has twice the
office floorspace, 20,093 sgm compared to 9,761 sgm, with the majority of this due to
vacant offices and whole office buildings within the town centre. There is a rise of
36.1 percent of marketed industrial floorspace in Wrexham and a decrease of 3.3

percent of vacant office floorspace, compared to the 2007 Employment Sites Study.

Across the study area, there is more than six times as much industrial floorspace
available as there is office (187,914 sgm compared to 29,854 sqm). Again this is due
to the dominance of Deeside Industrial Estate, and the fact that industrial units are
generally larger than offices. Most of the vacancy is concentrated in existing
industrial estates in both Counties, such as Wrexham Industrial Estate and Deeside
Industrial Estate. However, overall vacancy rates for industrial property are higher at
Deeside Industrial Estate, at around 19 percent, than at Wrexham Industrial Estate,
at 5 percent. If 7-10 percent is considered a normal rate of vacancy then Wrexham
Industrial Estate appears have an insufficient supply of available property options
while Deeside Industrial Estate is somewhat oversupplied. Both Counties have a
limited supply of vacant units outside of the periphery of the main town areas, such

as in the more rural locations to the west.

There is a reasonable size range of marketed industrial floorspace in Wrexham,
though a somewhat moderate supply at the larger end of the scale — 1,001 sgm and
over. Even with twice the amount of vacant industrial stock, proportionally, Flintshire
also has a limited number of units in excess of 1,000 sgm. By far the greatest
availability of industrial stock within both the Counties is in the 100-200 sgm and 200-

500 sgm brackets, whilst for offices it is below the 500 sgm threshold size band.

Over three-quarters of vacant industrial and office units across the study area are of
moderate quality. Wrexham provides a better split across the board of vacant units,
in terms of good, moderate and low quality units in comparison to Flintshire. Looking

at the authorities individually, moderate industrial and office space in Wrexham
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accounts for 52.8 percent and 85.7 percent, respectively. In Flintshire, the level of
moderate industrial and office premises is 72.9 percent and 96.7 percent. Notably,
only 8.2 percent of the available property within the study area is considered to be of
good quality, with no good quality office space in Flintshire.

There is a lack of freehold options of both industrial and office accommodation
across the study area (43 units are being marketed equivalent to 13.6 percent).
Only eight industrial units are available for sale in Wrexham and 20 in Flintshire. An
even lower number of office units are available to buy: three in Wrexham and 12 in

Flintshire.

The overall occupancy rate for the study area is 94.8 percent by industrial floorspace
and 94.8 percent by industrial premises numbers. For the office market, the overall
occupancy rate is 89.8 percent by floorspace and 88.4 percent by premises number.
It should be noted that the latest VOA data used here is from April 2008, whereas the
vacancy data is current to March 2014. Individually and respectively, Wrexham and
Flintshire have an occupancy rate of 96.0 percent and 93.9 percent by industrial
floorspace. By industrial premises number, the occupancy rate is 96.4 percent and
93.6 percent, respectively for Wrexham and Flintshire. With regards to office
floorspace and premises, Wrexham has an occupancy rate of 83.1 percent and 84.0
percent, respectively. Flintshire’s occupancy rate for office floorspace and premises

is 93.7 percent and 91.6 percent, respectively.

In terms of industrial premises Wrexham has a vacancy rate of 4 percent by
floorspace, 3.6 percent by premises numbers. This is a rather low rate of overall
availability. In comparison the vacancy rates of Flintshire, 6.1 percent and 6.4

percent, appear somewhat closer to the norm of 7-10 percent.

In terms of office premises Wrexham has a vacancy rate of 16.9 percent by
floorspace, 16 percent by premises numbers. This is quite a high vacancy rate and
may indicate an element of oversupply in the current stock. As mentioned the main
office scheme of the County Borough, Wrexham Technology Park, appears to have a

high vacancy rate at present as well.

In comparison the vacancy rates of Flintshire, 6.3 percent and 8.1 percent, again

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

approximate size.

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

and go more fluidly.

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 110



Joint Employment Land Review
Wrexham County Borough Council and Flintshire County Council

5.0

5.1

52

5.3

54

PROPERTY MARKET — ANALYSIS

Introduction

This section considers the more detailed issues related to supply and demand for
industrial and office property within the study area as a prelude to assessing the
future need for land. The comments of stakeholders active in Wrexham and
Flintshire’s industrial and office property markets are analysed. The industrial market
refers to accommodation for manufacturing, storage, distribution and warehousing

purposes including smaller workshop premises.

10 private sector stakeholders were contacted by telephone for an informal
discussion of the property market. Responses were obtained from two national
investors, three regional agents and two local agents. To protect anonymity of

individuals, names of commentators are not revealed. The consultees were:

. Beresford Adams

o Bolton Birch

o Guy Woodcock

o Hurstwood

o Jones Lang LaSalle

o Knight Frank

. Legat Owen

o Lambert Smith Hampton
o Mason Owen

o Prospect Estates.

These are stakeholders who are actively engaged in the sale and/or lease of
industrial and office premises ‘on the ground’ and so have good firsthand knowledge
of the market in Wrexham and Flintshire. The views they give provide useful practical
input which balances the higher level evidence provided by forecasting and policy

analysis.

Stakeholders were contacted by telephone, or face-to-face, to undertake a semi-
structured interview which focused on the following general questions:

o What units are you currently marketing? What are businesses looking for?
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5.5

5.6

Review property offer — office, industrial, land — is there enough property and
is it good enough quality?

Are they mainly freehold or leasehold — is there a shortage of either one of
these?

How quickly are units letting? What are popular sizes? What sizes do not find
occupiers?

Are certain areas more popular than others?

Is there enough land? Where should further land be allocated?

Property requirements of emerging businesses and sectors? Any noticeable
trends, e.g. increasing need for quality, smaller units, etc?

Weaknesses and shortfalls in existing offer — what can be done about it?

Are there any key aspects that the Council needs to address? What is the
private sector’s perception of the place? How is Wrexham and Flintshire

viewed in terms of inward investment?

However, discussions were comparatively informal and not all stakeholders could
fully answer all questions. For example, few were able to give views on inward

investment and this issue is therefore considered elsewhere in the study.

Their views have been summarised in a series of tables. Table 43 provides a
breakdown of the general comments received with regard to conditions within the
Counties as a whole. Where specific reference to Wrexham and Flintshire’s market

is made, this is highlighted.

Table 43 — Property Market Comments — General Comments

Contact Comment

Regional Agent Property market has picked up recently, with more enquiries being

received and more of these being converted into occupations

The quality and amount of stock in both Counties are diminishing —
this will be a threat in the future if it is not addressed now.

Speculative development has not been viable for the last six years
There is an equal demand of both freehold and leasehold property

There is no area that is more popular, with enquiries being received
across the board — therefore no trends are coming through

Units are letting at a varied space with some units turning over
quickly. In comparison some units have been on the market for a
number of years

Provision for the telecoms sector can be an issue

The Councils can address business rates and rate exemptions to
ensure the market remains buoyant, and this would be a massive
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Contact

Comment

help. This has to be a simple process, not bureaucratic and not
lengthy. Also other factors such as funding for start-up costs would
help the market

Deeside and Wrexham Industrial Estate are world class and ensure
the private sector perception is positive. With major occupiers such
as JCB, Airbus, Tata Steel, Kellogg’s, Toyota etc, the area has to be
viewed as successful. The pull of these occupiers for other investors
is strong

With regards to threats from Chester, the markets are
interchangeable. Ellesmere Port does not have a high quality
market, and therefore does not present a threat. Wirral International
Business Park comprises good quality units, and may be a threat.
Areas in Merseyside and Manchester are too far to be considered a
threat to investment.

National Investor

Own circa 92 units at Wrexham Industrial Estate, 26 of these units
are located at Bridgeway Centre. Units at the Industrial Estate can
be merged or split

Generally the market in the Counties has picked up following the
proposed development of the ‘super-prison’ at Wrexham

They argue that Deeside Industrial Estate is their most popular area,
due to its good location. Units have been fully let since they owned
them, in 2006. Occupiers continue to renew leases on the Estate.
[However, it is noted that the scheme here comprises only 12 units
compared to the 92 noted above, thus the two are not necessarily
comparable]

With regards to Wrexham, accessibility in the area has improved
which has increased the flow of traffic at Wrexham Industrial Estate.
Enquiries here have picked up as a result of infrastructural
investment

National Investor

Own all the units at Bersham Enterprise Centre in Wrexham which
only has one vacant unit out of the 17

The market has remained the same for the owners — same level of
enquiries and conversions

The market is performing averagely — mix of units all over the
country that are performing better and worse than the units owned
by them at Wrexham.

Local Agent

With regards to Wrexham, around half of the enquiries are for units
at Wrexham Industrial Estate, whilst 20 percent are for Llay Industrial
Estate and the rest are for other locations in the County Borough

Source BE Group, 2014

5.7 Table 44 provides a summary of the comments received from stakeholders with

regards to the local industrial property market.

Table 44 — Property Market Comments — Industrial

Contact

Comment

Regional Agent

Industrial size enquiries vary, but generally popular sizes are sub-
929 sgm

Quality and amount of units are diminishing at a quick pace, and this
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Contact

Comment

needs to be addressed

Offer short term licence agreements on some industrial schemes, to
ensure attractiveness

National Investor

Wrexham Industrial Estate

Own circa 92 units at Wrexham Industrial Estate.

Achieving rents of £43/sqm

There is interest in seven of the vacant units under their ownership.

Overall vacancy at Wrexham Industrial Estate is felt to be around 5
percent [which conforms with the vacancy rate shown in Section 4.0
of this study]

Units range from 139-465 sgm
Offer flexible lease terms but generally lease terms are set at 5 years

There is a good enough quality as it stands (which includes second
hand refurbished units), but a shortage of units for the enquiries that
are being received

There is some demand for industrial units at the smaller end, circa
500 sgm and mid-ranged units at 139-372 sqm. But the majority of
the demand is for 929-1,858 sqm.

National Investor

Offering industrial units at £54/sgqm
Lease terms from 12 months to 3 years

Industrial market in Wrexham and Flintshire has remained the same
over the last couple of years

Local Agent

Wrexham Industrial Estate

Wrexham Industrial Estate has a shortage of readily available land
on which to create an ‘offer’ for the future marketing of the estate.

Many smaller sites on the Estate are constrained by ecology, while
big sites have been lost to the Prison and, in the east, the power
station proposal. Land to the north of this has permission, won at
appeal, for a Norbert Dentressangle facility.

Demand for land at the Estate is strong, and includes requirements
from a number of existing businesses with expansion needs. Such
companies are looking for sites of 2.0-4.0 ha.

They also receive regular enquiries for 0.4 ha from small businesses
(30-40 employees) looking for design and build opportunities for
owner occupation. This demand is partly driven by a lack of freehold
property in the area but also reflects the desire of business owners
to make personal property investments.

Premises demand is high compared to supply.

For the above reasons, there is a need to allocate further land
around Wrexham Industrial estate to allow future growth of the
estate and provide sites which can meet both the needs of existing
firms and be marketed to future inward investors.

Source BE Group, 2014

5.8 To understand agent and developer comments in more detail, the performance of

multi-let industrial schemes in Wrexham and Flintshire are compared. Details are

shown in Tables 45 and 46. The multi-let schemes are not a totally comprehensive

list; it is a selected sample as it is not always possible to identify all existing schemes.
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Nor is it always possible to obtain the required information on all schemes, e.g. some

landowners will not co-operate.

schemes within the study area.

However, this remains a good sample of the

Table 45 — Wrexham Selected Industrial Schemes Performance

Property Total Floorspace, Unit Size Occupancy Comments
Scheme sgm and Number | Range, sqm Rate,
of Units percent
Bersham 1,826 74-186 94 One unit available
Enterprise 17 units Modern studio,
Centre business and starter
units self contained
single storey terraced
units around a central
courtyard
Lease terms of 12
months to 3 years
Bridgeway TBC 19-511 87 Rents of £22/sqm
Centre, 30 units Interest in two of the
Wrexham four units that are
Estate Flexible lease terms on
offer
Alyn 2,132 145-762 86 Units comprise
Industrial 7 units workshops and
Estate warehouses
Rents circa £40-
50/sgm
One unit available to
lease
Bryn TBC 44-287 68 Offers starter units
Business 19 Design and build
Centre

opportunities available

Short term licence
agreements

100 percent rates relief
on some units

Rent varies from circa
£22-43/sqm

Source BE Group, 2014

Table 46 — Flintshire Selected Industrial Schemes Performance

Property Total Floorspace, Unit Size Occupancy Comments
Scheme sgm and Number | Range, sqm Rate,

of Units percent
Ashmount TBC 93-557 TBC Units are available on
Enterprise 43 units all inclusive licences
Park from £845 per month
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Property
Scheme

Total Floorspace,
sgm and Number

of Units

Unit Size
Range, sqm

Occupancy
Rate,
percent

Comments

Traditional leases are
also available

Units available

Engineer
Park,
Deeside

9,290
38 units

46-929

87

Units available

Located within the
Deeside Enterprise
Zone

Park was constructed
by Welsh Development
Agency

Rent levels range from
£43-86/sgm

Evans
Business
Centre

TBC
41 units

47-186

78

Scheme comprises 17
workshops and 24
offices units across
four terraced blocks

Nine units are
available. Of these
three are workshops
Easy-in, easy-out
terms, 2 month notice
periods

Flint Trade
Park

2,051
14 units

102-408

64

Trade counter units to
let or for sale

Two terraces of self
contained units

Units available

Ketlan Court,
Saltney

2,833
14 units

139-424

64

Modern industrial
development arranged
in a series of three
terraces

Some units have been
modified to include
offices

Rents at circa £50/sgm
Units available

Central
Trading
Estate,

Saltney

TBC
18 units

359-456

39

Factory outlet/trade
counter units arranged
in a terrace

Single storey open
plan units

Units available for sale
or to let

Source BE Group, 2014

5.9 Table 47 provides a summary of the comments received on the local property

market.
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Table 47 — Property Market Comments — Office

Contact

Comment

Regional Agent

The take-up has improved in the previous 6 months
There is some good quality office space on offer

In terms of the demand — freehold and leasehold property enquiries
are relatively equal

Wrexham — The office market is divided into two areas — the town
centre and the industrial estate. The town centre office market is of
limited supply, and is receiving limited demand. The industrial estate
is seeing a limited office supply, and is generally restricted to
occupiers already located at the industrial estates

Wrexham — In terms of location, the Technology Park is the most
popular area

There are no identifiable trends emerging though enquiries are
generally no more than 465 sgm. The bulk of enquiries are for 93-
186 sgm

The pull of Chester is strong, with large companies such as Tetra
Pak relocating from Wrexham

All enquiries are from local companies — no regional, national or
international enquiries being received

Moneypenny dominate the office market, having recently taken up
another office of 372 sgm at Edison Court

In terms of constraints, cannot identify any as such — there is good
infrastructure and road connections.

Regional Agent

Popular size ranges from 93-465 sgm, though enquiries have ranged
from small to large requirements

Achieving rents in the region of £160/sgm

Source BE Group, 2014

5.10 To understand demand in more detail, the performance of selected multi-let office

schemes is shown in Table 48 and Table 49. Again the multi-let schemes shown are

a selected sample.

Table 48 — Wrexham Selected Office Schemes Performance

Property Total Floorspace, Unit Size Occupancy Comments
Scheme sgm and Number Range, sqm Rate,
of Units percent

Wilkinson 5571 18-567 59 9 units are

Business Park, 22 units available

Wrexhgm Unit 2 of the
built
Mix of companies
occupy the
Business Park —
house builder, IT
company,
automotive
company
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Property
Scheme

Total Floorspace,
sgm and Number
of Units

Unit Size
Range, sgm

Occupancy
Rate,
percent

Comments

Rents at £108/sgm

Lease terms from
12 months upwards

Edison Court,
Wrexham
Technology
Park

2,787
14 units

31-372

50

Lease terms from
12 months and
upwards

Achieving £129-
151/sgm

Units can be let
individually or
adjacent units can
be interconnected
at ground or first
floor levels

Rossett
Business Village

146
4 units

10-78

50

Properties have
been on the market
for a number of
years, receiving a
lack of interest and
is difficult to let
Property being
offered at both
tenures

Rents
approximately
£220/sgm

Pembroke
House,
Wrexham
Technology
Park

929
5 units

116-232

40

697 sgm of
available space
remaining
Achieving rents of
£135/sgm

There is interest in
465 sgm of
floorspace,
equivalent to two of
the larger units

Rosehill,
Erbistock

476
10 units

19-57

Property is a
recently converted
barn scheme, set in
a rural location and
has just come to
the market

High speed
broadband
connection
available

Rents of £162/sgm

Source BE Group, 2014
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Table 49 — Flintshire Selected Office Schemes Performance

Property
Scheme

Total Floorspace,
sgm and Number
of Units

Unit Size
Range, sgm

Occupancy
Rate,
percent

Comments

Evans Business
Centre

TBC
41 units

32-304

78

Scheme comprises
17 workshops and
24 offices units
across four
terraced blocks

Nine units are
available. Of these
six are offices
Easy-in, easy-out
terms, 2 month
notice periods

Viscount House,
Saltney

TBC
28 units

10s-48

75

Rent levels
£161/sgm all
inclusive

Flexible lease
terms from 6
months upwards

Saltney House,
Chesterbank
Business Park

372
14 units

12- 138

14

Scheme offers
easy in, easy out
lease terms,
offering monthly
licenses

Rents from
£54/sgm

Scheme is
dilapidated and has
been on the market
for some time

Source BE Group, 2014

Summary

Understanding of the local market was informed by a number of consultees including

five local property agents. Discussions focused on the level of sales and rental
activity, the broad locational distribution of demand and the anticipated future trends
and requirements.

5.12  All of the agents stated that the current economic conditions are having, or have had,

a considerable impact upon the market conditions in general due to a lack of finance

to enable growth. Though the level of enquiries have picked up since 2013, the level

of conversions remain the same for the majority of agencies. One agency described

the upturn in Wrexham’s property market, a result of key investments such as the
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super-prison. All consultees were in conformity with the success and popularity of
Deeside Industrial Estate, with only one agent stating that Wirral could be a threat to
the area.

5.13 The general consensus is that demand is predominately for mid-sized units in the
region of 929 sgm, and small office units of circa 93-186 sgm. The industrial market
is also faring better than the office market within the study area.

5.14 Flexible lease terms are the norm across the board, not only for the Counties, but
nationally to ensure units stay attractive to prospective tenants and owners. In terms

of tenure of leases, there is an equal demand for freehold and leasehold property.

5.15 In terms of location, areas within the main urban areas of Wrexham town including
Wrexham Industrial Estate and Deeside including Deeside Industrial Estate are the
most popular, with popularity decreasing the further you travel from the main centres.
In the case of both the Counties, a 10 mile journey from the main town centre will

ensure the office and industrial availability is non-existent.

5.16 Table 45 and Table 46 shows that the study area’s industrial schemes are performing
moderately — with half of the schemes in Wrexham and Flintshire reporting over 75
percent of space occupied. The office schemes in Table 37 and Table 38 are not
performing as well as the industrial portfolio — only two schemes report occupancy

levels of 75 percent or more.
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6.0

6.1

6.2

6.3

EMPLOYMENT LAND

This section looks at the existing portfolio of potential employment land in the study
area, not only how much there is, but also its quality, type, suitability and availability.
Wrexham and Flintshire need a balanced portfolio of land to accommodate a
sustainable, growing economy that can respond to dynamic market conditions,
changing business needs and working practices. Having initially established how
much land there is, the second task is to consider how much is needed in the future
(to 2030), which is examined in the forecasting section later in the report.

In calculating the existing land supply and future needs from now until 2030 it is
important to set a base date for the analysis. The base date for the employment land
supply analysis (which differs from the base dates used for forecasting) is 315 March
2014. This means that any employment planning permissions approved after 15t April
2014 do not affect the identified land supply, neither do any site completions which

occurred after that date.

Wrexham Land Supply Baseline
The starting point for the supply side assessment is the Wrexham UDP, which
allocated 39 sites for future employment development under Policy E1. Table 50

details these employment land allocations.

Table 50 — Wrexham Employment Allocations

Ref Location Original Area | Residual Area at March
Number (ha) 2014 (ha)
Wrexham Industrial Estate

1 Abbey Road 1.40 Developed/unavailable
2 Abenbury Way 1.70 1.70
3 Ash Road South (i) 2.60 Developed/unavailable
4 Ash Road South (ii) 7.30 7.30
5 Ash Road South (iii) 0.80 Developed/unavailable
6 Bryn Cottages 3.60 3.60
7 Bryn Road 9.50 3.65
8 Clywedog Road North 1.90 1.90
9 Clywedog Road East 2.20 2.20
10 Clywedog Road South (i) 3.30 1.21
11 Clywedog Road South (ii) 5.00 1.96

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 121



Joint Employment Land Review

Wrexham County Borough Council and Flintshire County Council

Ref Location Original Area | Residual Area at March

Number (ha) 2014 (ha)

12 Clywedog Road South (iii) 6.50 6.50

13 Coed Aben Road 2.60 0.17

14 Dunster Road 1.50 0.80

15 Maelor, Bedwell Road 2.90 2.90

16 Redwither (i) 2.10 Developed/unavailable

17 Redwither (ii) 0.90 0.90

18 Redwither (iii) 2.10 Developed/unavailable

19 Redwither (iv) 0.90 0.90

20 Redwither (v) 3.30 2.85

21 Ridley Wood Road 3.30 3.30

Wrexham Industrial Estate Sub Total 65.4 41.84

Elsewhere in Wrexham

22 Acrefair: Wynnstay Industrial 1.40 1.40
Estate

23 Gresford: Industrial Estate 1.10 1.10

24 Johnstown: Vauxhall Industrial 2.50 0.71
Estate

25 Llay: Industrial Estate (i) 3.30 3.30

26 Llay: Industrial Estate (ii) 2.90 2.90

27 Llay: Industrial Estate (iii) 0.40 Developed/unavailable

28 Llay: Industrial Estate (iv) 1.40 1.40

29 Llay: Industrial Estate (v) 1.20 1.20

30 Llay: Industrial Estate (vi) 0.80 0.47

31 Llay: Industrial Estate (vii) 7.50 6.40

32 Rhosllannerchrugog: Coppi 0.40 0.40
Industrial Estate, Hall Lane

33 Rhostyllen: Croesfoel Industrial 1.30 Developed/unavailable
Estate

34 Rhosymedre: Plas Kynaston 0.60 Developed/unavailable

35 Wrexham: Pandy Industrial 1.10 0.70
Estate

36 Wrexham: Queensway Industrial 0.50 Developed/unavailable
Estate

37 Wrexham: Rhosddu Industrial 1.70 0.90
Estate

38 Wrexham: Technology Park 5.30 Developed/unavailable

39 Wrexham: Ruthin Road 15.20 8.80
Development Area

Elsewhere in Wrexham Sub Total 48.60 29.68
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Ref Location Original Area | Residual Area at March
Number (ha) 2014 (ha)
Overall Total 114.0 71.52

Source: Wrexham County Borough Council, 2006

6.4 The thirty sites originally totalled 114.00 ha. Development between 2005 and 2014,
together with land set aside for ecological mitigation in association with these

developments has reduced the amount of allocations to 71.52 ha.

6.5 32.2 ha of land is also allocated at Wrexham Industrial Estate for a major single user
employment project (Single User Site) that requires a site of over 30 ha for an
employment that cannot be accommodated on allocated land with planning
permission (UDP Policy E3). The present circumstances of that site are discussed in
more detail below.

6.6 There are two other identified sources of employment land, which are recognised by
the Council (and are acceptable as land sources under relevant Welsh planning
guidance and Employment Land Review guidance), in Wrexham. All have the
potential to deliver new employment uses on sites of greater than 0.25 ha (the
minimum size of interest to this study, as defined by Employment Land Review
Guidance). These sites are discussed individually in Table 53, but include:

o 67.03 ha (in seven sites) of land within Wrexham Industrial Estate, not
allocated in the UDP, but within the employment area boundary and
considered suitable for B1/B2/B8 development. Such land is identified either
by the presence of planning consents for B-Class employment uses on the
land or the site’s obvious availability as a development opportunity within the
Wrexham Industrial Estate. This includes some 26.00 ha of land at the
Former Firestone Site, now identified for a new prison

o 34.16 ha (in seven sites) of land within the other Employment Areas of
Wrexham, not allocated in the UDP, but within established employment areas
and considered suitable for B1/B2/B8 development. Again such land is
identified either by the presence of planning consents for B-Class
employment uses on the land or the site’s obvious availability as a
development opportunity within a recognised local industrial estate or

business park.
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6.7 Combining these sources gives a total baseline supply for Wrexham of 204.91 ha as
of 31st March 2014.

Flintshire Land Supply Baseline

6.8 The starting point for the supply side assessment is the Flintshire UDP, which

allocates 26 sites for future employment development under Policy EM1 and a further
four ‘High Quality Site Allocations’ under Policy EM2. Tables 51 and 52 detail these
employment land allocations.

Table 51 — Policy EM1 General Employment Land Allocations

Site Site Settlement Original Residual Area
Ref. Area (ha) at March 2014
(ha)

EM1.1 | Chester Aerospace Park Broughton 15.5 9.0

EM1.2 | Manor Lane/Hawarden Park Broughton 18.2 18.2
Extension

EM1.3 | Mount Pleasant Road (north) Buckley 2.0 2.0

EM1.4 | Land North of Buckley Station Buckley 0.6 0.6

EM1.5 | Drury New Road Buckley 1.4 1.4

EM1.6 | Chester West Employment Chester 1.3 Developed/
Park unavailable

EM1.7 | Former Power Station Connah’s 12.8 12.8

Quay
EM1.8 | Crumps Yard, Dock Road Connah’s 4.0 3.45
Quay

EM1.9 | Deeside Industrial Park, Phase | Deeside 11.6 Developed/
Il unavailable

EM1.10 | Land to North of Shotton Deeside 24.0 24.0
Paper

EM1.11 | Land to East of Shotton Paper | Deeside 32.0 32.0

EM1.12 | Land to North West of Garden | Deeside 98.0 98.0
City

EM1.13 | Greenfield Business Park, Greenfield 1.3 1.3
Phase |

EM1.14 | Greenfield Business Park, Greenfield 6.1 1.2
Phase I

EML1.15 | Greenfield Business Park, Greenfield 6.4
Phase Il 4.4

EM1.16 | Greenfield Business Park (lIl) Greenfield 6.6 6.6
Extension

EM1.17 | Broncoed Ind. Est. Mold 1.1 0.7

EM1.18 | Mold Business Park Mold 5.3 5.3
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Site Site Settlement Original Residual Area
Ref. Area (ha) at March 2014
(ha)
EM1.19 | Adjacent Mostyn Docks Mostyn 4.5 3.0
EM1.20 | Expressway Business Park Queensferry 0.7 Developed/
unavailable
EM1.21 | Chester Road East Queensferry 3.8 35
EM1.22 | Antelope Ind. Est. Rhydymwyn 1.1 1.1
EM1.23 | River Lane Saltney 2.2 1.1
EM1.24 | Land East of Saltney Ferry Saltney 14.6 14.6
Road
EM1.25 | Prince William Avenue Sandycroft 1.8 1.8
EM1.26 | Rowley's Drive Shotton 1.8 0.7
Total 278.7 246.75
Source: Flintshire County Council, 2011
Table 52 — High Quality Employment Land Allocations
Site Site Settlement Original Residual
Ref. Area (ha) Area at
March 2014
(ha)
EM1.1 Warren Hall Broughton 36.5 36.5
EM1.2 DARA site Sealand 185 18.5
EM1.3 St David's Park Ewloe 2.2 0.8
EM1.4 Mold Business Park Extension | Mold 5.0 5.0
Total 62.2 60.8

Source: Flintshire County Council, 2011

6.9 The thirty sites originally totalled 340.90 ha. However, development over the 2011-

2014 period (which included the complete take-up of three allocated sites — EM1.6:

Chester West Employment Park; EM1.9: Deeside Industrial Park, Phase II; and

EM1.20: Expressway Business Park) has reduced that supply to 307.55 ha.

6.10

The Council also provided a list of 22 unimplemented planning consents for

B1/B2/B8 employment (on sites greater than 0.25 ha), identified through monitoring.

However an assessment of the sites included in this schedule indicates that 14 of the

permissions have been completed, are under construction, are duplications or relate

to land within the allocated employment sites above. The eight remaining relevant

consents, which total some 18.58 ha, are discussed further below.
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6.11 Combining these two land supply sources (UDP applications and relevant
unimplemented planning consents) gives Flintshire a total baseline land supply of
326.13 ha as of 31% March 2014. The total baseline land supply across the Wrexham
and Flintshire study area is 531.04 ha.

Employment Land Supply Summary

6.12 Tables 53 and 54 set out Wrexham and Flintshire’s 2014 supply, outlining the size
and location of each site, providing comments on its current status (e.g. owner
intentions) and assessing when it might come forward for development or use. The
assessment of timescale is based upon a number of factors — ownership situation,
planning status, known or likely constraints, infrastructure and services required,

market demand.

6.13 As noted above the land supply for each local authority area comprises remaining
allocated employment sites, some of which have permission, sites with permission
not allocated and others, which either have expired permissions for employment use
(where they are still considered suitable) or other land considered suitable within
existing industrial estates. Site Proformas, discussing each site in more detail are

provided at Appendix 4 (Wrexham) and Appendix 5 (Flintshire).
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Table 53 — Employment Land Supply — Wrexham

Site Ref. | Name Size, ha Comment / Update Estimated
Availability,
years

Wrexham Industrial Estate — Sites Allocated under UDP Policy E1

El.2 Abenbury Way | 1.70 Welsh Government own 1-3

Owner currently seeking outline planning permission (App. Ref. P/2014/0195) for a 4,650 sqm | Serviced
B2 industrial unit, service yard, access and car park on 1.20 ha of land.
Land to the north and west will be retained for ecological mitigation including ponds, grassland,
trees, stream and Great Crested Newt Underpass.
Likely that unit will be used for the expansion of a local business (Cytec)
However, continues to be marketed through Legat Owen, for sale, as a development site.
Quoting price is £120,000/ha
Constraints:

e Various ecological issues including ponds (with Great Crested Newt Habitats),

grassland habitats, bats, reptiles, birds and badgers

e Trees onsite

e Watercourses cross the edge of the site.
B2

E1l4 Ash Road 7.30 Village Bakery Group own 1-3
South (ii) Recently acquired by The Village Bakery Group for further expansion within Wrexham Not Serviced

Industrial Estate. The site could accommodate a building of some 18,600 sgm.
Constraints:
e Ponds on site (with Great Crested Newt Habitats)
e Woodland in the south (forms part of a wider Ancient Woodland area)
o Wildlife site to the west (Erlas Black Wood) which overlaps around Ash Road South
e Badgers reported onsite
e Habitat Directive constraints may make development here difficult.
Up to half of the site may be required as ecological mitigation for the Newts, reducing the net
developable area to 3.65 ha.
Survey work underway here (and on other relevant sites in Wrexham Industrial Estate) with
NRW funding to establish the full extent of the ecological constraints here
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Site Ref. | Name Size, ha Comment / Update Estimated
Availability,
years

B1/B2/B8
E1.6 Bryn Cottages | 3.60 Multiple Owners (primarily Prysmian Cables and Systems) 5+
Previous planning application for a petrol station but no recent proposals put forward. Not serviced
No enquiries recorded by the Council for this site
Constraints:
e Trees onsite
e Irregular ‘L-shaped’ site
e Housing adjacent.
e Grizzled Skipper Butterfly recorded on site
Suggested by Council ecologists as a possible ecological refuge/mitigation site
B1/B2/B8
E1.7 Bryn Road 3.65 Wrexham County Borough Council own 0-1
(Originally | Full planning permission (App. Ref. P/2007/0694) for a biological treatment facility for Waste Serviced
9.5,3.25 Recycling Group on 2.55 ha of land in the southern part of the site (7(b)), with 1.10 ha of land
developed | within this area set aside for ecological mitigation, including ponds
and 2.6 set | \yithin the northern site(a) 2.60 ha is set aside for ecological mitigation area as part of the
aside for waste recycling development which lies immediately adjacent in the south.
ec_o_log!cal Development not complete at April 2014 base date.
mitigation)
B8
E1.8 Clywedog 1.90 First Investments own 5+
Road North Owner has aspirations to develop this land for services along with the neighbouring site (Site 9) | Not Serviced
Constraints:
e Part broadleaved ancient woodland. Is in key ecological network location. Not possible
to develop woodland area, which would make remainder of site difficult to develop
e Inflood risk area
e Watercourses cross the site
e Trees onsite.
B1/B2/B8
E1.9 Clywedog 2.20 Hydro Aluminium 1-3
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Site Ref. | Name Size, ha Comment / Update Estimated
Availability,
years

Road East, First Investments have approached Hydro Aluminium about the purchase of this site Not Serviced
Wrexham First Investments has aspirations to develop this land for services along with the neighbouring
Industrial site (Site 8)
Estate Constraints:
e Frontage screened by trees
e Bridge Road frontage in use for HGV parking by Hydro Aluminium
o |dentified by Council Ecologists as an ideal site to form part of the Wrexham Industrial
Estate wildlife network.
If this option was realised, around 40 percent of the site could be retained for ecological
mitigation, reducing the net developable area to 1.32 ha
B1/B2/B8
E1.10 Clywedog 1.21 Tension Control Bolts/Penina 251 own 1-3
Road South (i) | (Originally | Planning permission for 2 industrial units (App. Ref. P2008/0329) by Penina 251 on the Serviced (in
3.3 ha of northern part of the site (1.21 ha) has now lapsed. part)
Whi_Ch 2.09 Southern section has permission for two industrial units of 1,952 sgm and 3,800 sgm
hais (P/2011/0131 and P/2012/0771) by Tension Control Bolts on 1.43 ha. Land in the west to be
developed) | retained for ecological mitigation, including provision of a pond.
Southern section now developed and occupied, at least in part, by Tension Control Bolts.
Ecological issues mitigated through Tension Control Bolts scheme.
B2
E1l.11 Clywedog a) 0.48 Ownership: 3-5
Road South b) 0.48 e Northern site (Site (a)):Lock Stock Self Storage Not Serviced
(i) c)1l e Central site (Site (b)): Lloyd and Jones Engineering Ltd
1.96 total e Southern site (Site (c)): First Investments
(5_h_"" a) Full planning permission for storage containers (App. Ref. P/2008/0999) by Lock Stock Self
originally, Storage has lapsed
g.e?;lerllgped). b) Outline planning permission for five units (App. Ref. P/2009/0120) by Lloyd and Jones

Engineering Ltd. Extension of time to submit reserved matters (App. Ref. P/2014/0138) granted
in May 2014

c) Originally formed part of the link road application. Link road now built and this section is no
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Site Ref.

Name

Size, ha

Comment / Update

Estimated
Availability,
years

longer required.
Constraints:
e Trees on sites
o Watercourse passes along eastern edge of all three sites (to be retained as ecological
mitigation).
B1/B2/B8

E1.12

Clywedog
Road South

(iii)

6.50

First Investments own

Owner has aspirations for a development of light industrial units here, reflecting current
demand patterns

Any proposal would include an ecological management plan
Constraints:

e lrregular, linear shape

¢ Residential buffer zone would also provide ecological mitigation.

Size reflects the minimum developable area when a buffer to the adjoining residential area
(Pentre Maelor) is applied. Actual developable area likely to be larger

B1/B2

1-3
Not Serviced

E1.13

Coed Aben
Road

0.17 (2.6ha
originally,
2.43ha
developed)

First Investments own
Marketed as a design and build opportunity, capable of providing a unit of 929 sgm or more.

Previous application (App. Ref. P/2013/0810) for the erection of 627 sgm industrial unit, by
First Investments, was withdrawn.

Constraints:
e Trees onsite.
B1/B2/B8

1-3
Not Serviced

El.14

Dunster Road,

0.80 (1.5ha
originally,
0.6 ha
developed)

Lloyds Animal Foods Western Own

Full planning permission (App. Ref. P/2012/0204) for a biomass gasification CHP plant on 0.22
ha of land in the south of the site.

CHP plant not started yet

Land in the north also partly in use as parking for Lloyds Animal Foods and will generally be
held to meet the expansion needs of this company only.

3-5
Not serviced
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Site Ref. | Name Size, ha Comment / Update Estimated
Availability,
years

Constraints:
e Land in the north of the site may be undevelopable due to ecological constraints.

B8
E1.15 Former Tetra | 2.90 Mainetti own 5+
Pak Mainetti seeking to dispose of this site Not Serviced

Mainetti and the Council have so far received four (confidential) enquiries for this land
Constraints:

e Trees onsite

e Various footpaths cross the site

e Contains Greater Crested Newt ponds which are likely to inhibit development.
Council Ecologists would wish to see this land retained as an ecological mitigation site

B1/B2/B8

E1.17 Redwither (ii) 0.90 Isringhausen own 1-3
Could be linked to Site 19 via a strip of undeveloped land along the Bridge Road North Not Serviced
frontage

Isringhausen seeking to dispose of this site and Site 19
Interest from Proserve Industrial Limited
Constraints:

e Trees onsite

¢ Footpaths cross the site.

B1/B2/B8

E1.19 Redwither (iv) | 0.90 Isringhausen own 1-3
Could be linked to Site 17 via a strip of undeveloped land along the Bridge Road North Not Serviced
frontage

Isringhausen seeking to dispose of this site and Site 17
Interest from R. C. Motors for land here. Negotiations underway for the sale of 0.8 ha.
Constraints:

e Trees onsite
e Includes semi improved grassland.

W87(e)/October 2015/Final Report/BE Group/Tel 01925 822112 131



Joint Employment Land Review
Wrexham County Borough Council and Flintshire County Council

Site Ref. | Name Size, ha Comment / Update Estimated
Availability,
years

Potentially up to half the land (0.45 ha) could be set aside as a wildlife corridor.
B1/B2/B8
El. 20 Redwither (v), | a) 2.03 Ownership: 1-3
b) 0.82 e Northern Site (Site (a)): European Sheeting Serviced
Total 2.85 e Southern Site (Site (b)): Erlas Developments.
ha (3.3ha | 1) Full planning permission for 12 B1 office units (P/2007/0433 & P/2008/1034) totalling 430
originally, sgm (30-50 sqm each), plus pond and wet grassland to the east by Erlas Developments.
0.45ha Development underway — area to south west has been developed, with remainder not yet
developed) | siarted.
Constraints:
a) Bounded by Great Crested Newt exclusion fencing, ecological mitigation area on the
northern boundary, trees onsite
b) Constraints addressed by the development.
B1/B2/B8
El. 21 Ridley Wood | 3.30 Welsh Government own 3-5
Road, Welsh Government holding the land for the expansion of Cytec and has (or will shortly be) Not Serviced
taking it off the market
Previously marketed, for sale, as a strategic employment site. Quoting price was £180,000/ha
The Council has also received a (confidential) enquiry for this land
Constraints:
e Trees onsite
e Watercourses cross the edges of the site.
B2

Sub Total 41.84

Wrexham Industrial Estate — UDP Policy E3 Single User Site

E3 UDP Single 32.20 Kingmoor Park Properties own 1-3

User Site Not Serviced

Northern Section (Site (a)): Has outline permission for a 46,950 sqm B8 storage and
distribution unit on 20.61 ha, to be used by Norbert Dentressangle Logistics, (App. Ref.
P/2011/0891) secured at appeal (Appeal Ref. APP/H6955/A/09/2188910) in August 2013
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