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Kirk Mill, Chipping

Barn Building

To the rear of the Windsor Building is a traditional barn constructed of solid stone perimeter elevations
weathered in a pitched slated root which in part has been replaced with corrugated asbestos sheeting.
Access to the barn is via siiding painted imber goods doors supplemented by fiush painted timber personnel
doore across the front elevation. Internally, the barn provides basic storage facilities with only limited lighting
currently provided in terms of setvices.

To the soutlt of the barn some more recent buildings have been constructed which provide further storage
facilities, these ouildings finished with perimeter blockwork elevations beneath pitched roofs overlaid with
corrugated asbestos sheeting. Internaity, the buildings are of a cellular torm incorporating basic lighting and
suspendea radiant heating.

Warehouse Fatilities

To the far south of the site are two large warshouse storage facilities of simiar construction comprising
reinforced concrete "Alcasi” concrete portal framed strucures formed in twin bays, weathered in profiled
asbestos cement sheet roofs with GRP single skin roofiights, elevations to the main facility formed In brick,
blockwork cavity construction.  Access is provided by a single stesl roller shutter goods doas within the gabls
elevations supplemented by paintec timber flush faced personne! doors. The adjacent facility is only partiatly
enclosed with elevations looking towards the east and southern elevations remaining cpen.

internatly the accommodation provides open plan warehouse storage facilities with greund bearing toor slabs
and infil perimeter painted masonry walls with liner pansis to the cladding instaliation above. Basic services
ara providea i the form of sirfu fluorescent light fitings ana radiant heating.

External Areas

External areas are made up of a series of hargstandings with Emited parking and circulation roads extencing
around the buildings and Mait Kin Brow. In addition, there are a further number of smail s:oreocker
buildings which we understand provide additional storage and workshop faciiities for the operations of the

formear acoupier.

| CYERVIEW CF BUILDING 7

[* accordanos with your instuctions. & i and detailed survey of the pramises has been undedakern fo
identify the condition of the buildings and repairs necessary to reurn the propertles to an wperationa!
conditicn ar as a minimum a safe conaition,

Our survey identified significant detericration of the external slements, with water and damp penetration
found tc¢ be an ongoing issue throughout. The use of agbestos containing materials was alsc prevalent
throughout as confirmed in the asbestos survey compiated by Astra dated 12 May 2011. Given its conditon,
this requires stripping and dispasal from site.

The findings are detailed below, along with short term recommendations, which we strongly advise are put in
place to return the buildings to a safe condttion in light of ongoing security and trespass issues.

PRINCIPAL SURVEY FINDINGS

iiain Building

Our inspection found the asbestos roofs to be in poor repair. the profiled sheets being friable with fixing bolts
heavily corroded throughout. Cracking to the individual sheets has also developed upon the crowns induced
By the effects of moss and lichen growth to the surface and the efects of freeze thaw action during periods cf
irclement weather. The roofiights are also suffering from corrosior to the frames with & number of cracked
glazed panels noted, seriously compromising the integrity of the roofs as a whols. Roof drainage is also in a
poor and dilapidated condition with surface corrosion to vailey gutters subject to extensive patch repair with
flashband materials, Given the defects outlined above combined with the presence of asbestos and the
limited thermal capabilities of the existing coverings wholesaile replacement of the roof coverings is required.
As a minimum, stripping the existing coverings in the short term should be undertaken in Yight of trespass and

vandalism.

Crowther Turnbull Booth




| were nowever noled which is kely 16 jead to difficuilies
| provide timited caves height when fdge

sas. gl roote of asphai specificat

sHicD and planl oom & ]
Practures 16 Ihe asnhsl and faiings ‘o the upsiancs e 1shings are noted roughout
g e waier ngiess e Iy, Whoigsaie replacement o she a1 oot coveringe die requiied subect

niion of tha Siant pelidings. /inougt Mess may 10w o seamed cosolels.

Ne Cracking o deffection wag roied

Etevenans goneraly gopear i 1@t sondiion coinmensurate will agd

e L =
mcicative of any fulings o the sub of |SURRETUGIING, she plovagons remang thue ane pluimt throughodt
Sonasralion s limited io soiated wingoews teing A combinalion O Nmder anc stec: tramng spodciticaton

s it the wAnle were I 4 SeoT &0 iaitaled Sontdiboin willh Wiy okan
¢ NG AT {. AnCesg
o tnned peintag soect s The
& POOT AN FECLITES ! CYRITAL anar 10 soiipiele (e00nonion. Guatdis

wsleaily sngie ofared.

Given thsl & vhslesale rempacen

accoss e aiss exiamely hmitet and o saidly lhe reguirernsiz of any furare Qocdmnars, e provision of

goocds access willh up and ovar velisy STlETs staliss,

imternaliy the office accommodation is ciiapidaied subject o ramp &nd mould ingress in part as a
canseguence of ongoing vandalism resutting
Surfaces have peristed throughout requiring wholesaie returbishment to return 10 a suitablz candition.

wecifivetion fites ow fo suil e o cooupers

v enaining insity aii of whien vouinss emoval

o

THe walenouse acoommodalion s wpical of 1S age &
with much of el pianr disticution pipewaors ard Mae
The wrrehoues BrEas we subUviced i parl ypicaliy foiowing ne bays of i pgs constucon. (i ihe
whole the accommodation i3 it fal conddion cummengurale with g W geterwziion g tha wilegved
curfaces noted as a conseguence of the ongoing waier ingress problems. Changes i ievels between bays
in marketing for a sirgle occupier. The units also
¢ by today's industrial standards. The provision of additicnal goods
entrances will also be a requirement o faciitale any prospect of attracting new letings in conunction with
asbestas works 't accordanca with the recommendations of the ashestos report.

¢

i

e DC

Windsor Buliting

<

Chr ingpantion found ha

Feicum ehests NRS 250 dovoinnad upon the drowns indutad

3k

vy coreogeo I v Oracking o in

Ly the effects of Mosz ang lichan Frowin s the sudage and e 3ants of freoza thaw action during anrats of
inciamend westhar, WSl N e man lzoilily, exerwive rapairs oo

theleas reauired NG 107 XNDNSIYE DAICH | nant of ngwidual ShEBLs i sonjurasicn

i lT
Elevations we subjoct 1o FRpact UAMAGE upon 11E Tel CIBVAUSH wiin secuons of the renverad faieh having
de banded. Seotions of hockwerk havs slso been disuldnes requining lacaised sectons 1o be e Lt
sowhiae $oMe Graciing has tevelepsd Lpon tie slgvation gvarlooiing the neck and wiilst we dunt tink
« procrensive localised repair and reconsiruclion s necassary

as

¥
L T S

gie glazed specificanion and has beew suhijeoh 1 vandali

s IBINS

Sio b gvan o the ngralaicn of double glazed unis to improve the puildings hanmal
5 seawiy should aise be improved thereaker, In tarmig of gouass o Tha bl

¢ availa amar and vight gabie although mprovements wil he recessery ot

fiure lottings, Dworhaw! and decoration of retaineg doorsgis Wil 2sh Te noceesary with some mddilicow

i Borstiiat- L

o

imarnaiy the bulding previousy wrovides sirage ace workgnop fciiees and has bean med out by e
fnermae cocupier spectic W ther cperation Extensive Ssong Gul ang complete te modsing wil ba
naraszsary ntorngiy 1o fachitate e possibity of a fuwrs ieting whitd Wit ingivne e opoering up of the
specs o Maxse the fexiolty o wei us wholosaie refurbisnment. i1 Hs current configeration Wit imited
fignr i ceiling haights then ine abilty iv aliact Ruture iotings vil be sanously hamperad

in broken wingows and the poor condition of the rocf coverings.

naaing o0k 10 ha it poor recelr, he profifed sheatls neing friabie wit's Dizing bohs |

jramecele repas are nw reguirsd.  in e longar B, |

Crowther Turabuil HBearh



Kirk Mil!, Chipping

Warahouse Faciiities

Located to the south of the site the warehouse storage facilitios are accessed from the entrance road which
runs in front of the main facifity crossing the beck onto a self contained area including hardstandings. Both
warehouses have attractive eaves heights at circa 7m with open plan accommadation intarnally. As with the
other roufs weathered In asbestos the roof sheets are friable and have exceeded their serviceable life with
corrosion 1o the fixing bolts alsc prevalert, which will hamper the ability carry out maintenance. The rooflights
are degraded and friabie having exceeded tnere own serviceable fife. Wholesala replacement of the roof
coverings will De required to attract future lsttings together with averhaui and repair tc the roof drainage

Systems.

More signiticantly the concrete Afcost pre fabricated concrete frames are subject to spalling resulting in
corrosion of the steel reinforcement. Concrete repairs are now required in conjunction with roofing works to
1 safeguard the structural integrity of the buitding.

| The cladding upon the eievations is also approaching the end of tnere serviceable life with similar defects as
Rrevaient to the reofs. Below the brickwork typically remains serviceable remaining tue and plumb with no

signiticant defects noted.

In terms of fenestration this is iimitec to isclated windows adjacent personnet doors.  Typically of timber
specification these are in poor decorative order and require wholesaie repair and decoration in conjunction
with the personrel doors themselves. 'n isolated locations the condition is such that water ingress is

occurring.

In terms of goods access this is avalubie via stee! roller shutters located upan the gahie elevation, which
remain serviceable. To atiract future lettings then the enclosure of ths sacond warehouse wili be essential
and consiceration shouio oa giver to the sub division of the space to aitract simaller tenants aithough this will
hecessitate the re-configuration of the external areas and entrance egress of the buildings.

internally the unks remain servicoable subject to stripping out of former tenants fixtures fittings and plant
foilowed by wholesale cecoration of previousty painted suitaces.

Barn Building

Tne traditional bam located towards the north entrarce of the site appears origina, likeiy 1o date to a similar |

period of the mill facilities themselves. Weathered in siate across the front root slapes, & degree of
rmaintenance work Is required to re-secure slipped and cisplaced areas of the rogf and make good o ensure
wind anc watertight detail. To the rear, e roof has been largeiy covered in asbestos, which is subject to a
heavy build up ot moss growth. Whiist cleaning down is recommended in the short term, ideally i is
reccmmended thal this roof is stripped and replaced with slate in keeping with that to the front of the

premises.
in respect of the eievations, as with the main mill facility, the stonework and ioints are subject to a degree of
erosion, and repoinling worke will be an essential reguirsment in the short term to prevent further
dalerioration. Extensive voids and isolated openings might alsc contribute to water ingress during periods of
heavy or wind driven rain.
| Fenestration is limited to various access doors across the fron: elevation, which are a variety of single
personnel and siiding timber goods entrances. Painted timber specification, their condition remains
serviceable, although is iikely to reguire moditication to suit any future use.
intarnaliy, the barn has been in part sub-divided, the ful! fength o be re-used as part of the redevelopment of
ihe site and is ideally positioned adjacent to the northern entrance and mill facility. At present, only fimited
services are provided to the facility, with no heating or power and basic lighting onfy. This wiil clearly need to

be upgradeq to facilitate any futura use.

Crowther Turnbull Booth
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Kirk Mill, Chipping

10, | Provide new goods access 'o main building to faciitate access and v
potential sub division
1. | Re-roof all facilities . o v
2. | provide new iighting throughout warehouse accommodation v
13. | Carry out compiete internal redecoration of ali warshouse facilities j v
14. | Carry out comprehensive refurbishment of existing oftice accommaodation v
15. | Provide new heating installation to office accommodation v
16 Previde new service provisions following vandalism and thefi to existing v
" | incaming mains. sub distribution, gensral power supplies i
17. | Refurbish all WC accommadation v J|
18 Cairy out repairs of concrete frames at cost portal frame structures to s
| warshouse facilities i
19 Cverhaul raof drainage, allowing for lining systems to eaves and valley v
77| gutters to warehouse faciities with Piygene or similar
20. | Provide naw external lighting signage to perimeter buildings v
Py Provide new 2.1m hign palisade fencing to perimeter of site to improve v
1 T 1 security
22. | Install new security alarm inslaliation throughout the site v |
' o Carry out repairs to elevations of Windsor Building, subject (o ¢racking, } v |
" 1 kmpact damage and spalled sactions of render !
Subject to agent's advice, recontigure layauis of nulidings 1o altraet |
24, | ‘etinys, providing Hexibility o sub divide units creating more attractive ! v
space !
25 Carry out generai repairs fo surfacing, making gond alt cracked ann W i
" | spalled areas of concrete &nd tarmacadam
26. | Provide appropriate protection to perimeter of beck running through site i |
¢ Surveyor: Glen Turnbull MRICS '

Crowther Tumbull Booth
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'v::r EDULE TF WORRS - R4 STTF (08K MG SEPAPHE .
.55 fﬂ-:.m«m..: ‘ _ o | BaTE ) ARG ! Losy |
;_‘_r?i" G@um. W2 N . L,_,,.. - -
1.1.1  {Contractor to price alb works io iru;.\.de for all necessary Heatth S-
Safety requirernents including all aspects of CDM Regulations
1994 (2060 revisions).
1.1.2
Contractor to provide ali necessary Health & Safety clothing
including hard hats etc. Additional hats are to be retained an site
within Manager’s office for use by any visitors.
jL1.3
isolate all service supplies to relevant works to ensure that the
| cest of the site remains fully operational without disturbing
gccupants at all times.
1.1.4 |Motify Management and Contract Administrator of working
arrangements and working hours.
1.1.5
The Contractor is to undertake all measurements on site 35
|necessawmmllvprioeﬂ\espedﬁcationdworks required.
116
On completion of the works, the contractor is to allow for a full
- builders dean, feaving all work areas clear of dust and debyris.
120 |Plant & Equizment
1.2.1  Iprovide and maintain afl temporary plant, access scaffold etc.,
' necessary to carmy out the waorks.
130 Statutery Resulations
1.3.1
Allow for complying with all focal authority, statutory ;
requirements for the access and general working arrangements.
260 [THZ WyORUS
2.10 [SITERDAL WORMS - MAK! BUILDING
2.1.1
{Completely strip ashestos tovered roofs to main warehouse
facility removing all materials arising from site 25.00f 1555 £38,875.00}
2.1.2
y Supply fix 2nd install new profiled steel sheet cladding
q jincorporating GRE roof fights to provide min. 15% of floor arez 55000 1555 £85,525.00
313 allow for provision of new linings (o gutters and modifications 10
iputters and rogt drainage systems o secommodate new roof
covering 15.00 258 £3,750.69]
314 |Alcw for asphak repains 1o existing roof covering 25400 30 £2,250.000
715  (Supply and instail new singis ply reafing system including all
Rashings 2nd upstands and owerhaul copings 1o officz
accommedation 82500 83, £2 550,00
215 tDemclish redundant piant snclosures off main bupiding 10 feft and
rear of facility incuding ramaval of plant £40,050.00
217 IDemciish link Dridge to nearty Storage facilities £10,000.005;
208 JSirip existing window unils and supply iz and install new douhle
i?jmd power coated luminium uhits £50.001 25 £11,250.C2
216 |Allow for provision of new windgw units to accormmadate new
{ayout R0 15 £8,150.00
7110 |Allow for provisiun of new goods entrances 5, 500.60 5 £27,500.60!




2111 [infill redundant openings plant penetrations to perimeter of
buitding serving former occupier

EIS.MNE

2112 |infilf cear of office building to make good following demolition
works

125.00

17

£21,750.00;

§2.1.23
LOv!rclad brickwork to warshouse eievations subject te impact

damage and defective deteriorated masonry paint finishes

25.004

£13,125.00]

f22¢ [NTERMAL WORIS

2.2.1  jCompletely strip and remove from site redundant plant and
machinery to all acreas

£15,000.00

2.2.2 {Prepare 3li surfaces and complete refurbishment of office
accommnedation allowing for new service instailations power, data
telecarns, heating/coolng and provision of new finishes

250.00;

£45,000.00

43 [Complete full refurbishrent of warehouse space including for
new lighting installations, decoration of walis fiocr and joinery
items provision of power and heating on a speculative open plan
fayout

1555

!
£101,075.00i
£20,000.004

2.2.4  [Reinstate lift installation

5U3 TOTAL

E665,0C0.00

230  [WAAMDSOR BUILDING

Completely strip ashestos covered roofs to main warehouse
facﬂ‘ﬂymwvingallmawialsarisingfmnsite

£13,200.00

'smpiyﬁx'and instalt new profited steef sheet cladding
incorporating GRP roof lights 1o provide min. 15% of floor area

55.00

3

£29,040.00]

Allow for provision of new linings to gutters and modifications to
gutters and roof drainage systems to accommadate new roof
COVET|

15.00

N

Strip existing window units and supply fix and install new double
glazed powder coated aluminium units

450.00

]
E

£18,900.00;
‘

Carry out repairs to elevations make good render and brickwork

i
£3,500.00%

Provision of new goods entrances

£13,500.

2.36
240  [INNTERMAL YORKS

2.41 Completely strip and remove from site redundant piant and
machinery to all 2reas

£10,000.00

Complete full refurbishment of warehouse space induding for
new lighting installations, decoration of walls floor and joinery
itarns provision of power and heating on a speculative open pian
layout incleding element of office and welfare facilities

95.00}

950

£90.250.ML

SUB TOTAL

£180,1

2.50 |STORAGE FACRITIES

2.51

Compietely strip asbestos covered reofs te main warehouse

[fadility removing all materials arising from site

2924

£73,100.ooi;




e M

552 i,.d U — AN i g
‘ap-“: o 3 instal] cew prafifed steet shear dadifing |
Immr'\craung GAE coof lights o previtle min 18% of Fourares | 1 5T 2924y ZAsD,820.001
252  |Adew for provision of naw iinings to gf:sm and madifeatens 1 lm' - = :
,g\mn and roof drainage systems to accommodate new roof
15.00 340, £5,100.06
2.54 |Cnmplete concrete repairs to spalled concrete £20,000.00]
2.55  |Enciose open sided store with dad elevations 75.00 835 £65,375.00|
{alow provision of goods / personnel access zzs,cmm:
57
52 Strip asbestos cladding to elevations of enclosed store 25.00 540 £13,500 00
2.58 i
{provision of new ciadding to elevations of enclosed store 75000 1020 £76,500.00
2.60  [ITERMAL WIORIS
1261 I
] Complete full refurbishment of warehouse space including for
new fighting instaliations, decoration of walls floor and joinery
items provision of power and heating on a speculative open plan
iiavout including element of office and welfare facilities 95008 29244 £277,780. oof
. SUB TOTAL £718,175.00,
300 |OUTBUILDIOGS
- Dewmoltitn of reCundant authriidings b cerineter ol site — . £20000 g{;
4,60 jE TERBAL WDNEE - s —— LB »
TAC  JResqirs o swtoory i T #16,300. uol"
.31 i Brasesion of new fenr*né 10 pmm-i;:r_ oi site o _ V3 I :25 600.0 ool
11,_._ ] Worls 10 :epasr re’n:&aie wa sur‘ara EN a:fsaga: - ‘ ' ) N b W ._-*5.\.»:) !3:)
213 jExtarra lighing L AT S ) £26,605.60
500 ISERMLES . N O 1
(Rl far new: sennce oo 10 eagn a S R =t
S50 [EEHRBIALY ‘ R | ' S
E30_ahes for gerrsl sondngonay of LGB0 I8 SOOI AR WO -1
SUR-TDYAL o o N £1,62, ns.wh‘
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Kirk Mili, Chipping - Briefing Note
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environmental engtneering

1.1

1.2

1.3

KIRK MILL, CHIPPING
BRIEFING NOTE

INTRODUCTION

Weetwood has been asked to provide an indication of which parts of the Wirk
mills complex site may be capabie of being re-developed for ‘less vuinerable’
{vommerciat / industrial) use in light of the fload risk (0 the sitg, @nd any
works that may be required in order to achieve this.

KIRK MILLS COMPLEX - NORTHWEST

According to the EA Flond Map, the northwest porion of the Kirk Mills complex
is iargely in Flood Zone 1, with a smail part of the site in the south shown to

e in Flood Zone 3 {(Figure 1),

I

Rirk Mitis 3
Complex = [

"‘ < e | Morekwast ;|
: N g
s SRy

i
o il - e =
Kirk #Mills Complax Horthwasy

Figure 1: [T
During & meeting on 14 April 2011, the Environment Agency (EA)

Development and Flood Risk Officer advised that this portion of the site would
ik mitigates by raising the
art zilowance for cimate

he suitabie for lacy walnerable uses, wilh ficed rish
s of vhe buildings, o provice

b,

finisreg

o

GlER e

It should be noted that the fload outiines may alter as a resuit of maore
detailed modelling of the watercourse. In this event, the implications for re-

et

development of the site would need tc be re-aszessed.

KIRK MILLS COMPLEX - CENTRAL

The central portion of the Kirk Mills complex is largely in #coc Zone 3 (Figure
2). A wall along the northwest of this portion of the site protects it from
flooding from Chipping Brook (Figure 3). A breach of the wall during an
extreme event could result in rapid inundation of the site. The EA
Development and Flood Risk Officer’s Initial view was that currently this
portion of the site wouid only be suitabte for water-compatible development

(e.g. outdoor sports and recreation).

1 1790/ Briefing Note

©Weetwood
www.weetwood.net 18 April 2011
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Figure 2: EA Flood Map ~ Central Figure 3: Photograph of Chipping Brook

The most sustainable approach to enable redevelopment would be to raise the
site, providing this does not increase flood risk elsewhere. The only way of
showing this to be possible is through detailed modeliing work, and it may
require significant works to Chipping Brook itself.

On the assumption that a site raising scheme, at least across part of the site,
would be capable of being shown to be PPS25 compliant, then if site levels
were raised to similar levels to the northwest portion of the site (see Figure
4), site raising of around 1.1 to 1.7m may be required. Again, the flood
outlines and extent of mitigation measures may well change once the site-
specific detailed modelling has been completed.

co_mFIGx r lll'l.lkmlﬂ;

[ a0 Y e

e T8 | Kirtz Mills

; 1:7_4mon_f s ey Syt I o \\
'F 115.7ma00 | : \\HJA\“,‘“-‘{J’ |':I._l_ _ N
[ ; = e
3 <= = Chipping ;.' |
| /.:. F i . ~ ™\ '_‘ i
75 A . 2 7t
AT i e R~ A ‘
- ~-‘E=__. s b ‘,S:'---":"‘f; =% e R B
Figure 4: Approximate Site Levels
“Weetwood . ..' 77777 B 1790/ Briefing Note

www. weetwood.net 14 April 2011






Appendix &



CONTENTS

Pt 2
AL

ang ?e-«' $a_d

10
2.0 TY MARKET - .";'?:i\i’"-"' A* ......... T A7
4.0 PHGPER?Y MARKET ~ A‘QALYSM.(,.,.,w.....A..(.h......,‘.,.. e 38
0 COMPANY SURVEY i s e D
£.4 AP '"‘""“Jt NT LAND R i TR — L83
7.0 ROREOAST o oosiiih s miVaSestiaias sissiess sigkans o DO
8.0 CITY ASSESOMENT ..o cicahcris e csmsessansizians £ 2
.0 H ASSESSMENT, R s e i A ]
10.0 CONCLUSIONS s et 3 i R
’ TGN i i led

10 BECOH SNOATIONS L

Employment Sile Plans
Distaiod Sl Sopnng

Apoendicss sre provided in 21 8000MGE!TY ng dosument
Appardia g Ligt of Cunsuitee

Appendix 2 Strutegic Coriext

Apvandi 3 ’r'ﬁ:‘. feetad industiel and Office Premises 8
Appendix 4 Company Survey Quastionneire

D

Apnentix

Fopulaion and industry Secior Growth For
15 Movashold Survey MethoTsiogy
.e*';-ii Markal Share Data

simrail Zone Suymmanes

Retail Capas:ity Warkings (Goods Based!

pENGR ‘i;’: Setmiled Suiviey Anshvsis
.'—\.:"me.ﬂﬁf:s 13 SCAD Plan Summaniad
Appendiz 14 *"mﬂﬂd and Vasent Bhops Schedule

|t A

&?7;13).'*:" u;'("mr‘ 0-"'“ i

M b

uoit and BHLASL Candinats Bies s

rnnasis




Ribble Valley Employment Land and Retail Study
Ribble Valley Borough Council

EXECUTIVE SUMAARY

Introduction
This study reviews the supply and demand for employment land and premises

{industriat and office accommodation under use class B1, B2 and B8} in the Ribble
Valley up to 2018.  alsa assesses the health of refail in the three town centres of
Clitherce, Longridge and Whalley, and estimates future retall floorspace
requirements. Carried out on behalf of Ribbie Valley Borough Councli (RVBC) and
Lancashire County Developments Limited (LCDL), #t has been commissiored to

inform the Local Development Framework (LDFY. {t also identifies opportunities,

supperted by ecanomic evidence, where the public sector might intervene to promote

sustainable local economic development.

Methodciogy
Steered by RVBC, LCDL and Ribble Valley Local Strategic Partnership, the study has

reviewed sirategic planning policy and consulted a wide range of stakeholders in the
private and public sectors. These have included Lancashire Economic Partnership,
landowners, local businesses (including a business survey covering retail, office and
industrial sectors), commercial agents and developers. A survey of 850 households

was also undertaken to inform this study.

Findings

Employment Land
The Ribble Valiey has a highly skilled resident workforce but many (45 percent)

commute out of the Barough to work, [ts economy is very localised and successfully
incubates new businesses. However, there is a lack of choice and quality in business
premises, (particularly in grow-on space), and anecdotal evidence suggests that the
more eslablishec businesses are moving to competing locations along the M6/M65

corriders.

Despite the shift to service industry activity, in fine with the national econemic trend,
and the expectation that the industrial sector will decline further over the LDF period;
manufacturing will continue to be important to the Ribble Valley economy (remaining

the 3" largest sector employer).

Demend for small, good quality office premises (100-300 sqm) is expected to
increase aver the LDF period. This is due fo employment areas aiong the MB/M65

L27(p) / Final Report / October 2008 / BE Group / Tel 01925 822112
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Ribble Valley Employment Land and Retail Study
Ribble Vailey Borough Council

incorporating a buffer to provide continuing choice on the range of size and location
of sites, and discounting constrained land, generates a requirement to identify § ha,
idealiy for industrial accommiodation, to cater for employment land take-up in the next

ten years.

Realistically, 9.78 ha is currently available (once constrained and inappropriate sites
are removed) but most of this is liked to office-led activity and coukd potentiaily be
developed in the first hialf of the LDF period. More land is needed io mest the
demand for indusfrial premises and growth in the key service centres. There is also a
need (¢ compensate for existing but outdated employment areas, which could be lost
to other uses, for example the Primrose site (6.47 ha) in Clitherce.

xiii.

xiv.  Ten potential new employment sites have been identified. These total 64 ha and are
summarised in Tabie 83 in Section 11.0. Plans are inciuded at Appendix 5 and a
detailed analysis is included at Appendix 15.

In assessing these siles, consideration has been given to their capacity to satisfy
market demand {accessibility, moderate quality, development constraints) balanced
against the need tc identify sustainable empioyment solutions (near to town centres,
transport options. brovnfisld remediation), Based on this criteria, the top three sites
are Land at Trurstons, Meilor Brook; Admiral Taverns land adjoining Barrow Brook
Husiness Park, and land that could form an extension to Saithill Industrial Estate
There is a shortage of employment land coming forward in Longridge, and so land
souith of Chapei Hill is also included in the potential supply. Together, these sites

cavid bring forward a supply of 32.5 ha.

Existing rural schemes are well occupied in the Ribble Valley, iargely supporting

enfrepreneurial business start-ups. They are particularly suited to small office

basedflight industrial businesses such as creative indusiries, which cover 2 broad
spectrum from artists, to media consultants to engineering. in coming years, the
econeomy expecls an explosion of creative industries and Ribble Valley has ample

assets tc be able to accommodate this.

Retail Economy
The household survey found that the Borough is capturing a very poor share (only 29

percent) of the avaliable goods spend from its catchment ares. Of this, Clitheroe
captwes the most at 24 peicent of the availabie spend; Longridge just under five

xvii.
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Ribble Valley Empioyment Land and Retail Siudy
Ribble h Council

ki

xeovili,

More people appear to be visiting the town centre out of necessity rather than for
leisure. Retailers’ main concerns are the poor variety of shops and fack of national
retailer representation which fail to draw more shoppers to the town.

Based on the retail capacity assessment findings, a further 14,919 sqm of retail
floorspace (goeds based) is needed in the Borough by 2018 for it o maintain its
existing market. Most of this is required in Clitherce, being the targest of the three
towns and for non-bulky comparison goods. There is a need to change the town

centre.

Finally, it is important to bear in mind that these conclusions reflect existing marie!
conditions as at July 2008. Should these change, depending on the magnitude of the
current recession, conclusions and recommendations could differ significantty. An
Annex Document has been provided with this report. This summarises current
national economic changes during 2007/8 and their likely impact on the Ribble Vailey

sconomy and findings of this report.

Key Recommendations
There is a need to provide 2 better choice of locations, quality and availability of

maodern, freehold industrial pramises (predoiminantly <500 sam) in order to sustain

current levels of economic growth.

More office premises (up to 100 sqm for start-up units) as well as grow-on space
should be provided aiong the A59 and in key service centres, particufadly Clitheroa

and Longridge. This will create new employment, reduce out-commuting and

promate indigenous business growth,

High value sites should be retained for potential inward investment and business
stait-ups in key growtk sectors. Moderate to low value sites should be put aside for

tccal industry.

RVBC should review the feasibility of funding an inward investment campaign to
premole the Ribble Valley as a great place to start a business, building on its ability to
incubate entrepreneurial, knowiedge based, business start-ups and quality of life
factors. This should seek to stimulate both the office and industrial markets, and

support new and existing sites.

L27(p) / Final Repori / October 2008 / BE Group / Tel 01025 822112
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Ribbie Vailey Empioyment Land and Retail Study
Ribble Valiey Borough Caouncit

1.0

1.1

13

1.4

1.5

INTRODUCTION

This study has been commissioned by Ribble Valley Borough Council and Lancashire
Cgunty Developments Limited (LCDL). There are two elements to this study, Firstly,
# reviews the supply and demand for empioyment land and premises (use ciass B) in
the Ribbie Valiey up io 2018. Secondiy, it assesses ihe healll; of retaill in the ives
town centres of Clitheroe, Longridge and VWhalley, and estimates future retail

floarspace requirements.

The study has been commissioned to provide robust evidence to underpin and inform
the Local Development Framework (LDF), the new style review of the Loca! Plan. it
will also be used to inform the Local Regeneration Strategy and work of the Local
Strategic Partnership. I wiil identify opportunities, supported by ecanomic evidence,
where the public sector may intervene to promote sustainable local economic
development and retail growth in the Ribble Valley and City Region.

BE Group, economic development and property consultants, based at Ingot House,
Kelvin Close, Birchwood, Warrington, WA3 7PB, has compiled this repart. BE Group
has worked closely throughout the study period with, and reported regularly to the
client steering group. The latter comprised David Gordon and Andrew Barrow of
LCOL, Colin Hirst of Ribble Valley Borough Council and David Ingham of the Ribble
Valley Partnership. This group will be responsible for taking forward the study

findings.

Methodology
A number of research methods have been used in the comgiiation of data for this

tudy. They include desk-iop research, site visils, questionnaire surveys, face-to-face
and telephone interviews with a range of private and public stakeholders.

it is 3 staiuiory obligation that there is extensive community consuliation as part of the
LDF preparation and this has been reflected in cur methodology. Surveys have been

completed with hauseholds. retailers and businesses. This study has also consulted

developers, investors and their agents. Various public sector agencies with

responsibifity for the study area have also been consulted. Desktop analysis of
existing reports, stalistics and documents has also been fillered into the overall
findings. A list of consultees is included at Appendix 1 (see accompanying document

for appendices).
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Ribbie Valley Employment Land and Retall Study
Ribble Valley Baraugh Council

1.10  Ssctions 2.0 to 7.0 assess the local economy, supply and demand for employment
sites in the Ribble Valley. Sections 8.0 and 9.0 review the reta? market and fufure
requirements. Conclusions and recommendations are contained in Sections 10.0 and
11.0. Due ‘o their size, appendices are included in & separately bound document,

which accomipanies this report.
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Ribite Valiey Employment Land and Retsil Study
Ribble valley Boraugh Coundil

2.8

29

skilled tradesmen, plant operatives and customer service cperators resident in the

Ribble Valley.
Tabie 1 — Employment by #fain Occupation Group — Resident Based
;r Socic-economic Class Ribble Lancashire, England,
i ; Vallay, t percent perceant
| percent |
Managers and senior officials ; Z3.0 14.5 8.7
Professional occupations | 222 12.3 13.1
Assnciate professional and technicai 133 128 14,4
ocecupations
Administrative and secretarial 87 13.3 120
accupations
Skilled frades occupations 8.6 11.4 ! 10.7
 Persona! service ocoupalions 79 88 | 7.8
Sales and customer service occupations 25 7.2 : 75
Process, plant and machine operatives | 46 8.7 7.0
Elermentary occupations 9.2 ) 10.3 11.3

Source: ONS Annual Population Survey Oct 2066 to Sep 2007

Economic Activity
Most jobs in the Ribble Valley are in Public Administration, Education & Health (26.8

percent}, Manufacturing (25.9 percent) and Distribution, Hotels and Restaurants (24.6
percent). The Ribble Valley has a greater proportion of jobs in Agriculture & Fishing
and Manufacturing. when compared fo regional and national figures (see Table 2).
This is largely explained by the study area’s rural character and industrial heritage.
The proportion of jobs available in Transport & Communications and Banking,
Finance & Insurance are both below regional and national averages.

The proportion of jobs in the manufacturing sector is likely to be so large because it
includes jobs at BAe Systems at Samiesbury (despite it extending across two
boroughs and providing jobs for many non-Ribble Valley residents). Regardiess,

manufacturing is still important to the Ribble Vaiiey economy.

Overali, the jobs available in the Ribble Valley do not seem to maich the skills of the
local labour supply. This suggests that the in and out commuting flows between
Ribble Vailey and the surrounding districts have different characteristics. The Ribble
Valley exports its managerial and professional residents, and imports skilled trades to

work in its industriat sector.

11
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Ribble Valigy Empioyment Land and Refail Study
Ribble Valley SBorough Council

businesses with less than four employees, when compared to regional and national
figures. Coupled with above average business start-up and survival rates, this
illustrates the entrepreneurial qualities of the Ribble Valley.

Table 3 — Business Size, by number of employees

2.14

2.16

] Size Bang ! Proportion of Businesses, percent

H Ribhle Valley Lancashire UK

i 04 8c.7 73.3 75.6
59 11.2 3.7 12.7

1019 46 | 68 6.3
20-49 25 | ar 3.3
50-98 o c.e 12 1.0
100249 6.2 0.8 c.8
250 + 0.2 0.5 0.5
Total 100.0 100.0 100.0

Source: ONS UK Businesses: Activity, Size and { ccation 2007: Lancashire Profile websie

Also, business stant-up rates were significantly above regional and national averages
at the start of 2007. There were 581 businesses registered for every 10,000 adult
residents in the Ribble Valiey, compared Io 352 snd 398 In Lancashire and the UK
respectively (ONS VAT Business Stock: Lancashire Profile website).

Geographic Location
The bulk of businesses and employers are located in the south of the Borough, near

to the buundary with Burnley and Hyndburn local authorities (including Simonstone

Technology Park), and in Clitherce (Link 59, Primrose industrial Estate and Salthil
Evidence of this is provided by Valuation Office hereditament

industrial Estate).
There are far fewer hereditaments in the

statistics for the study area (Table 4).
easiem part of the study area. Only 9.0 percent of industrial units and 7.0 percent of

effices are here. The north west part of the sfudy area is also poorly represented -
just 11.0 percent of industrial units and 14.0 percent of offices.

The Valuation Office data shows that a large number of small businesses are located
in the rural areas of the Borough. The southern area, characterised by 2 number of
smail settiements, has the largest humber of hereditaments — but their average size is
considerably less than those around the main population centre of Clitherce.

13
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Ribble Valley Employment Land and Retali Study
Ribbie Vailey Borough Councit

218

2.20

2.21

2.22

223

for surrounding local authorities including Blackburn with Darwen (8.1 percent),
Bumnley (7.3 percent}, Hyndburn (7.5 percent), Pendle (8.1 percent) and South Ribble

(8.1 percent).

Mcst home-workers are found in southern (47.2 percent) and north-eastern (23.0
percent) parts of the Ribble Valley, compared te central and westemn areas,

Commuting
Statistics on commuting are available from the Lancashire Rural Defivery Pathfinder

research, completed in 2007. This analysed Census 2001 Trave! to Work data.
Qverall, Ribble Valley experiences a daily net ioss of 2320 people (8.0 percent of the
economically active of working age). Clitheroe, Langridge and Whalley are iocked at

in closer detail here.

Clitheroe attracts in the region of 3237 workers everyday. This, when compared to an
outfiow of 2934 workers (largely managerial and professional workers), produces a
net in-flow of 303 workers, although dominated by lower value occupations. 90
percent of commuters to Clitheroe come from within the East L.ancashire sub-region.
75 percent of commuters from Clitheroe, work in the East Lancashire sub-region.

4004 people live and work in Clitheroe.

Most commuters starting from Longridge finish their journey in Central Lancashire,
mast notably Preston. 2158 people commute out of Longridge each day for work, but
on the whole less commute in (1118 people). Again, those commuting from the town
work in higher value occupations. 1391 people live and work in Longridge.

Roughly the same number of peopie come into Whalley to work (1015 people) as
ieave (1031 neople) on a daily basis. Again, !t is mainly service workers coming into
the {own, and higher vaiue ocecupations (managerial and professional) that leave. 298

peaple live and wark in Whalley.

Summary
The Ribble Valley area has a highly skilled workforce, comprising largely managerial

ant professional cccupations. Most of these however commute out of the Borough
for veork (approximately 3230 (net) workers a day), roughly eight percent of the
workforce. Unemployment is low and economic activity is high.

18
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Ribble Valley Employment Land and Retail Study
Ribble Veiley Borough Counclt

3.0

3.1

32

33

34

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 relating ta the Ribble Valley as a

whole.  This comprises mainly comment from the public sector and other

stakeholders, and from analysis of monitoring data.

During the course of this study, a cycle of economic recession has begun in the UK
brought on by 2 number of globat and national economic changes. As yet, the
magnitude of this is uninown, but it is aiready having an impact on the high strest and
local economic development. This is summarised in an Annex Document to this

report.

Lancashire Economic Fartnership (LEP)
Enguiry data for business sites and premises sre available from LEP at berough level,

Table 5 shows enguiries received by LEP for Ribble Valley {although not exclusively)
over the iast three years (up untit end of 2007). Demand for industriai premises has
consistently been af least twice that for office premises. There have been more
enquiries for land than office premises in all vears, out espaciglly so in 2007,
Industrial enquiries account for 50 percent of ail those received. It is important to
nate, that this wili not comprise al! enquiries — many go girectly through focai property
agents and landowners and cannot be monitored. It is also worth pointing out that it
is nol statistically robust to compare enquiry levels collected by different local
authorities as their recording methods vary. In fact, the enquiry statistics should be
treated with caution and taken for guidance oniy.

Table 5 - LEP Enquiries Type for Ribble Vailey 2006 — 2007

" Type 2005 | 2006 2007 | Totzt
| industrial  Warehouse 73 75 | 108 257
| Office 30 33 | 3 96
" Land 48 s 72 158
[ Total 151 145 214 511 |

Scurce. LEP 2008

Enquiries for industrial premises are weighted towards properties of below 300 sqm.
‘ndeed, almost half of all the enquiries are for premises of less than 100 sgm, as
Tabie 6 shows. There is a relatively even distribution of enguiries amongst ali the

7
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3.8

3.10

3.11

3.12

3.13

3.14

Of the 26 businesses looking to expand or relocate into Lancashire, only one
represented a total relocation. 16 of the 26 enquired in 2005, only 10 in the last two
years. There was an equal division between leasehold and freehold premises and
two wanfed land. Size requirements varied from 400-700 sqm and were primarily
retaii, manufacturing and business services. No information Is available as to how

many enquiries have come to fruition.

LEP reports that the Ribble Valley receives very few enquiries from inward investors,
compared fo neighbouting districts and Lancashire as a whole. The Borough also
has less foreign-owned companies than any other local autherity in Lancashire.

North West Regional Assembly (NWRA)

Consultation with NWRA identified only issues relating to employment land
allocations as defined in the draft RSS. As stated elsewhere in this report, the draft
R3S does not disaggregate allocations to individual local authority areas. The key
point made relates to whether Regicnal investment Sites should. or should not be
included in empioyment iand supply figures for local authority areas. This is
discussed fafer in the report with regard to the proposed Aerospace Park af

Sartzsbury.

Lancashire County Council (LCCJ Planning Services

Planning policy in the past has been strictly imposed upon proposed rural workspace,
particularly from a Highways point of view. Proposals are now reviewed on a case by
case basis, with the social and economic benefits associated with such workspace
given greater consideration. However, there is still a need to ensure that employment
provision is retained and supported in key service centres and strategically positioned

villages,

Areas with potentiai for new employment sites include Gisburn, Chipping, Newton and
Sabden. !n Clitheroe, an extension to Salthill Industrial Estate, and a mixed-use
scheme in the Primrose area might be considered, but these are likely o have access
issues. There may be an opportunity to extend Shay Lane Industrial Estate at
Longridge, but this would require the development being delivered within Preston City
Council's boundary, and Preston has praviously objected te this idea.

Also, there may be an opportunity to link fand belonging tc English Partnerships in
Grimsargh to sites In Longridge, through the Growth Point bid te deliver infrastructure

19
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3.2t

3.22

3.23

3.24

& Gisburn Auction Mart {was this fo close)
° Primrose area of Clitheroe for mixed-use scheme,

LCDL emphasise the need for under-utilised brownfield sites fo be regenerated.
However, the existing tightly drawn seltiement boundaries means that these may be

difficult tc identify.

Lancashire Rural Fuiures (LRF)

The rural economy is not solely about agriculiure and tourism — it is strongly refiant on
the industrigl market. Also, rural communities are considered largely in terms of
housirg and services but mare attentian should be paid to their economic contribution
and need. Since Jan 2006, LRF has suppored 21 new rurai workspace schemes
{B1/82/B8 only, to end of March 2008) and these are summarised in Table 9. in total,
6630 sgm (5828 sqm - industrial, 802 sgm - office} of new workspace has beer
supported.  This represents 1.7 percenl of the Borough's total employment
fioorspace.  Supportsed by £418.000 of public menies, this has levered in just under

£1.1m of private funding. Most of the schemes have taken place in the north sastern
part of the Ribble Valley.

The two largest schemes supported have been Backridge Farm (23 units, office and
light industrial) and Fairfield Farm (11 industrial units), located in Bashali Eaves and

Osbaldeston respectively,
Table € — LRF Supported New Worltspace in Ribble Valley
Aren Floorspaca craated, sqm
Indusiriaf Office
North Eastern 3018 45
Ciitheroe - - 83
} North Western 1196 5580
! Southemn , 1614 124
Tot! 5828 | 802

Source: Lancashire Rural Futures 2008

A further 2403 sqm of rural workspace (B1/B2/B8 only, six schemes} has been
upgraded with assistance from LRF (2145 sgm ~ industriel, 258 sqm — office).
Perhaps surprisingly, most of this has taken place in Clitheroe (see Table 10). These
six schemes were supported by just over £138,000 and levered in just under

£800,000.
21
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3.29

3.30

3.31

3.32

3.33

Ribble Vatliey there should be greater emphasis on small workspace schemes.

Ribble Vailey Barough Council (RVBC)
RVBC considers there to be a lack of modern industrial and office premises, and a

iack of suilable potential employment sites of the right quality, size and locaticn.
Current employment iland allocations could potentially be fully developed within the

first half of the LDF period and sc there is an urgent need to identify further

opportunities to be brought forward. Particularly so, as there is a need (o

accommodate businesses looking to move o larger premises or better quality

locations.

Business growth is aiso felt to be restricted by utilities and transport infrastructure,

and low value employment sectors in the Ribble Valley.

RVBC believes that demand for employment land is strong, and that there is evidence
of fatent demand for small, high qually ofiice space, padiculary in some rural
‘acations. Demand for small industrial units continues to be high in the Borough.

The Borough's access fo the national moforway network, and inclusion in the
MNorthern Way Growtn Strategy both need (o be capitalised upon. It also benefits from
a key growth sector -- the aerospace industry (BAe Systems at Samlesbury). The
Borough is also weli placed o serve growing high value sectors in business and
finance. The Borough attracts highly skilled residents and there are opportunities for

business to make more of its high quality environment.

Despite the expected growth of high-valiie business sectors, the manufacturing sector
will continue to be important to the sub-regional economy. Much of the region’s
growth has been in the poorly pzid sectors such as retail, hote! and catering services.
This is expecied %o shifft to science and technology, teaching, research &
development. The large City-region conurbations will benefit the most from future
growth but RVBC hepes te benefit from this as much as possible. There is a need to
challenge traditional divisions behwveen rural and urban economies. if is hoped that
oiaces such as the Ribble Valley will benefit more from knowledge based industries,
which are increasingly footioose and will vaiue quality of environment more in the
future. There are important opportunities to encourage home-working, rurai
workspace and livework space as part of this. The employmeni forecasts supplied
by Oxford Economics, set out in Section 7.0 and Appendix 7, provide more detail on

23
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3.40

3.4

342

343

3.44

345

346

expansion of the site.

The Borough has alsc seen a programme of commitments to other new employment
areas associzted witn the MB5 junctions serving Burnley itself.

South Ribhile Borcugh Councif
A review of employment land and premises in Preston, Charley and South Ribble is

expected to be completed shortly. It is likely that it will identify a shortfall of sites in
South Ribble, particularly so if the sub-regional Growth Point bid is successful. The
latter aims to accelerate economic growth in the sub-region and so more land will be

needed to support this. -

Key sites near to Ribble Valley include Cuerden Regional Investment Site (65 ha);
South Rings, which is & new 15 ha mixed-use business park, and Lancashire

Business Park (96 ha).

Pendie Borough Council
Pendiz is currently reviewing the findings of a recent employment land study. This

indicates tha_t there is a shortfall of employment land required to meet demand up to
2021. All of its employment land allocations have been built out. Its existing supply
consists of 62 sites across 35 ha but 54 ha is needed, based on a take-up rate of 3.4
halyear, Whiist 11 new sites have been identified tc meet the shortfall, these stifl

feave 5 shortfall of 7 ha.

Blackburn with Darwen Borough Council
Biackburn with Darwen is vet to review its employment land supply as parl of its LDF

process. Howaver, existing key sites near o the Ribble Valley include Centurion Park

and Trident Office Park.

Centurion Park is 2 3 ha (8 acre} site located between Junctions 4 and 5 of the M65.
it accommodates just under 12,000 sqm of industrial units and a business centre with

44 small serviced office suites.

Trident Office Park, at Junction 6 of the MES, comprises 19 office units ranging from

60 to 130 sgm.

25
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3.52

3.53

agents and consultation with other sfakeholders. The schedules for industrial

{Iincfuciing warehouses and workshops) and offices have been inciuded in Appendix 3.

However, it should be noted that this analysis could reffect a picture worse than it
actually is for Time Technology Park at Simonstone. This is because an up-to-date
vacant property schedule for the development is not available. Whilst marketing
particulars suggest that 25,800 sgm is vacant (58 percent), the owner and agents
inform that the figure is only 7000 sqm (15 percent). Unfortunately, despite frequent
requests and received promises. nc detaiied information has been provided. Data for
all other sites and premises in the Ribble Vailey is believed io be accurate.

Industriai
Table 11 shows that thers is 35,088 sgm of marketed industrial floorspace, made up

of 31 properties. 18 of the properties are 500 sqm or under, most being at Time
Technology Park near Simonstone. There are a number marketed in the 201-500
sgm size range, largely at Link 59 in Clitheroe. The number of marketed properties
tails off fowards the larger size bands. The largest unit apparently being marketed is
8128 sgm at Time Technology Park (although the owner states that there is only 7000

sgm in tota! still available).

Table 11 — Amount of Marketed industriai Property

Size Sand, | [  201- | 504- | 1001- | 2001- | 5001-
!sqm !u-m 1200 500 | 1000 | 2000 | 5000 [ 10,000 | TOH!

Floorspace. | yo0|  s45| 056 | ases| 3as0| 16042 8128| 35087

sgm
Number 1 6 11 5 2 5 1 a1

Source: BE Group 2008

Table 12 indicates that by far the largest amount of marketed industrial property is at
Time Technology Park. A fifth of the {otal number of the premises being marketed
are at Link 59 and Msariey Brook Business Park (part of Salthill). Much of this is
specuiative development, which has recently come onto the markat.

Teble 12 - Location of Marketed Indusirial Property

Area Number

Time Technology Park, Simonstone 14

Link 59, Clitherce 6

Salthill Industrial Estate, Clitheroe 3 T

27
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Table 15 - Amount of Marketed Offices
i
51- | 101- 201- 501~ 004~ | 2001- | 5061 Tota)

1950 ) 400 | 200 ! 500 | 000 | 2000 | sooo |16,000

Pt g0z} 574 | eez! oy ol 128! of o 3687
Number | 10] 8| 4] o 1 1 0 o] =

Source: BF Group 2008

Table 16 shows that over 60 percent of Ribble Valley's marketed office premises are
at Time Technology Park. Just under a quarter are in Clitheroe Town Centre.

Table 1§ - Location of Marketod Offices

i Area Number

Time Technology Park, Simonstone
Clitheroe Town Centre ‘

Gishurn (outskirts} 4
Chathurn Town Cantie

the Printwarks ] B

Totat
Source: BE Group 2008

Edamma

S

e S

Table 17 — Quality of RMarketed Offices

ol Gaod/New
1

Mod;rato i Budget
23 i

!
i
i
i

;
e
(=]

Number
Source: BE Group 2008

As Table 17 reveals the availabie stock is overwhelmingly of moderate quality. Only
The Printworks at Barrow Brook Business Park offers good quality space, albeit small
suites. All of the other options, most of which are at Time Technology Park and in
Clitheroe Town Centre, are of moderate qualily. Thers are few options svailable to
companies requiring freehold property. Only two buildings are currently avaiiabie on

a freehold basis (Table 18),

Table 18 — Tenure of Marketed Offices
]_ Freehold Leasehold Either

i Number 1 30 _1

Source: BE Groug 2008
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Ja8

3.68

3.70

3.71

3.72

building, partly because they are generally more expensive than second hand ones.

However the recent combination of historically low interest rates and the depressed
stock market has led to an unusually large number of companies looking to own their
premises. One route to achieving this is by developing their own site, especially &
they cannot find ¢ suitzble freehold properly. Mationally most requests are for smal
sites of less thar 0.4 ha in size (this scenaric may change in coming years as the

natonai economy shows evidence of decline).

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, they prefer
fe buy [and direct and organise building contractors themselves. This is especiafly
the case with lower vaiue added industries where high quality buildings are of
secondary importance. However without sfrong pianning control this scenario can
read to business areas of lower aesthatic value and layout.

Developers acguiring sites consider the nature of the market, as outlined above, as
well as the potential for speculative development, i.e, riskier, suppiy-led, rather than

demand-driven construction.

They also prefer fo acquire prominent, easy to develop, greenfield sites close to
arerial roads or motorways because frrespective of sustainable developmenf policies
and the need to support Key Service Cenires. They naturally want land that is

attractive to end-users.

Furthermore propery deveiopment is intensely entrepreneurial and extremsly price
sensitive. So although land may be available on the open market, if it is at too high &

price, then the developer will not acquire it,

Lastly, it is important to note that the Ribble Valley caters for two markets. On the one
hand, it accommodatas lsrge empioyment sites that serve the sub-region such as
Safthiii fndustrial Estate and Time Technology Park. it also has some impariant
speciaiist sites/Ragional Investment Sites such as BAe Systems and the emerging
Aerospace Enterprise Park proposal. However, equally of importance in the Ribble
Valley is the growth and deveiooment of schemes that cater for loca! traders and rural
businesses. Although smaller, these schemes are significant in supporting and

L27(p} / Final Report / October 2008 / BE Group / Tef 01925 822112
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377

3.78

3.79

3.80

3.81

investment. This has resulted in an overheated investment market, rising vaiues,
lowering yields and lead to respanse from property developers that are now more
willing to offar speculative, freehold buildings. However, there is evidence thaf this is
now changing as developers become more conservative in their investment

programmes, reflecting the giobal squeeze on credit.

Outsourcing of many aspects of the production and distribution process has led to a
declining need for traditional, large scale, all-encompassing manufacturing facilities.
Yet the need for smaller, sub-assembly light manufacturing space continues from
those businesses (the majorify) too small to relocate internationally. Shorter leases
(five years) and break clauses (three years) ars now becoming much more the norm.

Offices
The trend Is for smaller office suites as average business sizes fall. There are two

strands to this. Micro-businesses (those with less than ten employees) are wanting
serviced offices or similar types of easy-in, easy-out schemes that Jower their risk
exposure. Whilst small businesses (with 10-49 empioyees) are looking for offices in
the region of 186-279 sqm, often they are satellite facilities for larger companies.

Improving technology means specifications are changing, for example wireless
nefworks will scon make raised fioors superfluous and make the conversion of older

buildings easier,

In fine with a relatively healthy economy, rising aspirations and a concentration on
higher vaiue added activities, companies are looking for higher quality
accommodation. For example air conditioning is becoming almost a standard
requirement in new schemes, which pushes up rentals by £53-108/sqm or averags.
Public sector requirements attached to funding support and rising concem regarding
climatic change, s aiso bringing forward more high environmental specification builds
which can raise build costs up to £530-630/sqm. Furthermore cccupiers {fooking for
more than 186 sqm) tend fo want self-contained premises, i.e. their own front door,
toilets, reception, utilities, etc. A quality envirenment is also keenly sought, as such

the Ribbie Valley's natural environment is well placed to cater for this,

Car parking remains a big problem for occuplers everywhere as the public sector
seeks to limil spaces in response fo the sustainability agenda. The lack of public
sector control means they cannot rely or public transport especially in rural areas and

33
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3.86 There is evidence that this trend is now beginring fo reverse as demand and rents

3.87

3.88

3.89

3.80

rise in out-of-town business parks and rising fuel and commuting costs increasingly
make i difficull Yo secure labour. Office based employers are now re-considering
fown cenire focations, particularly those who those in the professions, creative
industries, where face-to-face contact is important or where public transport is
imponiant to atiract staff. This is in line with, but independent of public sector
sustainable development policy which is pushing office occupiers baci towards town
centres (see Policy Statement 6 and Policy 17 in the Joint Lancashire Structure Plan).

However, town cenfre office supply is dominated by older, poorer quality premises of
limited size. More often than not they do not have disabled access or on-site car
parking. As such. there is demand for town centre locations but not for town centre
premises. New office development is costly, as i incurs demofition and remediation
costs, as such it is often only viable as part of mixed-use schemes in large cities with

high rents.

A study by BE Group on behalf of Lancashire County Council found that policy
mechanisms have been ineffective in driving new office development back to town
centre locations. In 2006/7, none of the office developments completed (above 500
sgm in size) in Lancashire, took place in town centre locations. There is also a lack of
Innovative public-private sector parinerships assembling and bringing forward town

centre sites for development.

The siudy found that Ribbie Valley was the 7™ worst performing borough (of 14) in
terms of the proportion of total office supply iocated in town centres. In the Ribble
Valley, only 20 percent is found in town centres. The best performing boroughs have
targe tfown/city centres (i.e. Preston, Burniey, Blackbumn with Darwen) with substantial
financial and professional sector representation, which attract enough demand to
support an office market. Town centre office space, particularly in market towns is
dominated by A2 rather than B1 premises, which serve a retail as well as office

purpose.

The Future
{n conjunction with this economic forecast it is worth reiterating some of the findings

of the Government's Foreslght programme - a think tank predicting future trends and

influences on the UK’'s socio-economic environment,

33

L27(p} / Final Report / Gctober 2008 / BE Group / Tel 01925 822112



3.92

393

T s
3.

N

mund 4.5

SRR ST

SO rAm T
Iy iy L

be in technology

A outecunin

BTG, - in {he ol

v of Sidis thal wit

K]

§gpiet i 2015 and

fies

£ 't
Reltrohipeticl

'_l“(u'l‘-lg';\f,’ g srnion,

4

This will also &

proporiinnataly (norse companies rading

3

| base i devaiopad markets el som

[ =2 R

fogrs of the dopies

Summary
d for business prermses in the Hi

e
. K5

Bhoogh dermane for gices R

it 7.0




Ribbie Valley Employmant Land and Retail Study
Ribble Valley Borough Counci

product quality. Office developments are likely to come forward at Barrow Brook
wehich will satisfy immediate demand, but there Is tikely to be a nesd fo supply more
offices in later years of the LDF period. As with rursl workspace, the market is
suppiy-led. When good quality premises are provided, evidence demonstrates that

latent demand materialises (e.g. as at The Printworks).

As indicated in Section 7.0, the economic forecasis see growth for ihe Ribble Valiey

397
m sectors that require office floorspace. Hence the importance of bringing forward

supply to meet this need.

Qverall, there are very few vacant/marketed premises in the Borough, and the
commercial property stock is well occupied. Vacant premises are in poor locations,
do not meet the guality standards of potential occupiers and very few are freghold.

Although up-to-date information for Time Technology Park would be useful for this
analysis, the conclusions would change liltle. If the landowner's claims are true and
less floorspace is vacant, then this would only strengthen the demand picture in the
Ribble Valley. Occupancy fevels are high in the remainder of the study area for both
office and industrial premises. Low occupancy appears to be the case at Time
Technology Park due to its location and older buildings, not due o lack of demand,
hence the large re-investment programme planned by the landowner. The landowner
appears to be positive about the demand picture as he has recently secured planning

permission to build g further 1769 sqm of industrial space.

3.99

There is a lack of land and freehold premises for sale, in particular grow-on space
and good/moderate quality premises. Premises up fo 300 sqm are most popular. if
supplied, this could boost demand feveis. A shoriage of land with employment
permission is restricting local wiiling developers from defivaring appropriate business
premises, Existing sites could potentially be develeped in the first haif of the LDF
period. There is also felt to be latent demand for rural workspace, There is a need
for the pubiic sector to intervene where the market is failing to deliver.

3.100

Inward investment is minimai. Most enguiries are made by new businesses starting

3.101
Most enquiries represent

up and exisfing businesses needing larger premises.
businesses moving between Lancashire districts (border hopping).

3.102 The proporion of office floorspace accommodated in Ribble Valley town centres is

37
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Ribble Vatley Empioyment Land and Retail Stuay
Ribb'e Valiay Borough Councl]

4.0 PROPERTY MARKET — ANALYSIS

introdiction
This section analyses more closely supply and demand in the Ribble Valley property
market. [t is important to consider this as a prelude to understanding the need for

land, as the demand for land is essentially derived from the demand for property.

41

4.2  The analysis is broken down into two sections. industrial and offices, Industrial

space, in this instance, refers to accommodation for manufacturing, storage,
distnbution and warehousing purposes, together with smaller workshop premises.
These findings are from consultations with private sector stakehoiders.

Industrial
4.3  The views of property agents and local developers have been summarised in a series

of tables. Clearly the area is not a priority for regional, national agents and occupiers.
Table 12 provides a breakdown of the industrial comments.

Table 19 — Property Market Stakeholder Comments — Industrial

Contact Comment

National Agent | Manchester based agent. Not currently marketing any property in the Ribble Valley.
It is rare that they do. Do not cover anywhere further north of the M65. Invalved in

schemes at Bamber Bridge and Chorley. Very little comment to made regarding the

Ribble Valley market, as it is very localised and self-contained. Do get enquiries

from Ribble Valley tradesmen/start-up businesses who need to expand and are

looking to reiocate to the M65 corridor

Regional The commerciat properly market in Ribble Valley is negligible and is second pricrity

Agent to schemes aiong the MB5 corridor. It is dominated by industrial enguiries, from
small local companies. Link 59 is performing well, especially so considering it was

largely specuiative. More could be developed in the Ribble Valiey, but due to

national economic changes, the market is iikely fo siow down for 2 while

Regional There is ne new land coming onto the market in the area which is heiping to

Agent | maintain prices. Due {o business rate changes, developers are holding back on
speculative schemes and are more likely to phase them. Enquiry levels howaver,

remain consistent, Developers remain cautious and are walling fo see what the

natioral picture does

There Is a shortage of small freehold sites. Many local businesses want to build

I
Regional ,'
Agent i thelr own units. Rents at Time Technology Park are cheaper than adjacent
Shuitleworth Mead and Altham Business Park, because of its alder accommodation
(€2 .50/sqft compared to £4.50-4.75/sqft). There is a shartage of large industrial
accommodation in the wider area. Time Technology is not marketed as Ribble
Valley bul as Burniey market. There is consistent demand for industriel premises in
1 the area
Loca! There is plenty of land available for employment use in the Ribbie Valiey, but
Developer most landowners have aspirations for residential and are not therefore, freeing
the land up for employment uses. No plans to do more schemes for time being
Local Enquiries remaln healthy despite downturn in national econemy. Ribbie Valley is
BDeveloper a iocal market. Enquiries come from local tradesmen so it Is less likely to be
affected by national changes. Has plans to build more bui putting off for the time

L27(p} / Final Report / October 2008 / BE Group / Tel 01925 822112 3g
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Ribbie Yailey Employment Land and Retail Study
Ribbie Valiey Borough Council

i Pmper!y Total Fioorspace, | UnitSize | Occupancy Comments .;
Scheme sgm and Number Rangas, Rate,
of Units sgqm percent
i Healthy iovel of enquiries
i i
| |
i 1
i :
Albion Court, 5195 ] Owned by RVBC
Clitheroe i 5 units GBS iLE0 ! 189 Motor trade occupiers
Mill Lane | : . ,
! industrial Estate, 890 200 | 100 Private ownership
! Gisbum 4 units I Four occupiers

Scurce: BE Group 2008

Offices
4.5

The lack of comments on the office market (Table 21) in the Ribble Valiey highlight

that it is not a priority for regional and national agents and developers. Small rural
office schemes do however, seem to be performing well.

Table 21 — Property Market Stakeholder Comments — Offices

Contact

Comment

National Agent

Manchester based agent. Not marketing any properties in the Ribble Valley ~
along the M85 corridor only around Biackburn and Preston. The office market is
negligible but believes that there may be latent demand for high quality, small

office schemes. No other comment

National Agent

Very little involvement in Ribble Valley, as the office market is negligible. Is
marketing some land at Simonstone which is under offer and has had good
interest. Levels of enquiries are dropping off in general due to national economic
changes, not local. This is making developers hold back on schemes. No other

comment

Regional Agent

There is g lack of employment [and in the Ribble Vafley - all sites are built out or
planned for development. Finding suitable sites with infrastructure is difficult,
particulariy in such a rural borough. Most sites aiong the M65 corridor are now
developed. Enquiries remain fairly consistent — mainly for small freehald offices.
i The markel caters for largely local/sub-reglonal firms. No emerging sectors ar

| trends.

Regionai Agent

' Office market in Ribble Valley is reasonable at the moment but couid be doing

+ better. it is hoped that investment planned at Time Technology Park will improve

, this (aithough this is considered as part of the East Lancashire markst). Ribble
Valiey is more suited to industrial and smali, locat companies. Unemployment in
Ribble Valiay is low so not sure of the need for more empioyment land.

Regicnal
Developer

‘. No longer considering speculative development in the Ribbie Valley - just not

; viabie. The market is focused on the M85 corridor, with some scope for liveiwork
i space on A59 corridor

Source BE Group 2008

46 Table22i

ltustrates the parformance of selected office schemes in the study area.
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Ricbie Valey Employment Land end Retail Study
Ribble Vallay Borough Councll
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4.9

4.10

411

412

413

h.ocatian Offices Industriai
{E/sqft} {Eisgft)
Preston 12-14 5-7

Source: Focus Deals and Markeled Properties (BE Goup 2008)

Office rents are based largely on town centre values (for consistency purposes) and
serviced office rents have been exciudea {gs they are usuaily much higher). It is
difficult fo get an absolute picture of rents as this varies from deal to deal. Vaiues
also vary considerably depending on size, quaiity and location.

The Ribble Valley performs as expected considering that it is a less well sought aiter
location compared to the other three. What is interesting is that on closer inspection
rural workspace (particularly offices) appear to achieve slightly higher rents than
expected, probably down to a premium paid for high environmental quality. Industrial
rents in Blackburn are higher than Preston. Preston by far achieves the highest office

rents.

Summary
The commercial property market in Ribble Valley is very localised, [argely catering for

local tradesmen and business start-ups. The office market is important locally (with a
number of successful rural schemes) but aftracts little if any regional or national
attention. The industrial market is much stronger, despite declining nationally and is
sustaining good levels of enquities. Potential developers are however, holding back
particularly from speculative schemes due to the downtwn in the nationai economy
and some concetns abou! the impact of the new emply premises business rates
payments legisiation. Many landowners have aspirations for residential development,

because of the higher property vaiues.

There are mixed feelings as to whether there is 2 shortage of land coming forward for
employment. Some fee! that there is, as existing schemes are well occupied. Others
think that there Is sufficient land available, but that the landowners are reluctant fo

bring forward thelr sites for employment uses.
Demand is iargely local and there is minimal evidence of inward investment,

Businesses Increasingly want good quality, weli-iocated premises close to the MBS
and ASS corndors on flexible, short term leases (although a good proportion are
interested in freehold). Consultations with property agents and local developers,

43
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Ribble Vakey Empicyment Land and Retail Study
Ribbie Valley Borough Council

5.0

5.1

52

5.3

54

5.5

56

CORPANY SURVEY

Introduction
A business survey has been camied out fo establish some empirical evidence of

demand, and substantiate findings n other sections of this study. It is another strand
of evidence that will be used to inform the study's cenchusions and recommandzations.

Methodology
A questiannaire with explanatory covering fefter and pre-paid reply envelope was sent

out to 190 companies sourced from the Focus business database (included in
Appendix 4). The companies targetet were evenly distributed across the study area
and represent the business profite by activity and size. There are 2720 businesses in
the study area operating from B1, B2 or B8 premises or sifes, so this is a seven

percent sample.

Response
The unprompted postal response achieved was 33 percent - one of the highest levels

BE Group has experienced. Building on this, follow-up telephone calls were made to

elicit better co-operation from businesses,

These actions enhanced the numbers of responses, 2s well as establishing those
companies who have either ceased frading or are no longer in the study area.

Overall 101 questionnaires have been completed, 53 percent of the total originally

targeled, see Tabie 24.

Table 24 — Company Survey Responses

Total Questionnaires Isstied Nummber of Comsranies : Percent

Respaonses Received 101 53.2

Too Busy / Unwilling 4 { 2.1
; Companies Ceasad / Moved 24 ’ 12.6

Stil Awatting (after reminder) 61 32.1
| Total , 190 100

Source: BE Group 2008

Tabie 25 shows that the geographic distribution of the companies responding to the
survey is relatively representative of the original sample used.

45
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Ribbie Valiey Employment Land and Retail Study
Ribble Valiey Borough Council

5.10

5.11

512

513

Skills
Six companies indicated that they suffered from skill shortages.

specialised sectors, fooking for people with the following skills:

Most are in

e Commercial vehicle builders and coach painters
» Commercial plant operators
o Workshop technicians (fransport and logistics sector)
® Advertising agents
© Landscaping (domestic gardens)
c Insurance brokars.,
Current Premises

Companies were asksd (o state the lype of properly they occupy e.g. offices,
industrial, warehcuse, etc. Table 27 shows that just over a third of the companies are
based at home rather than occupying commercial premises. 33.7 percent are in
industrialivarenouse accommadation, 24.8 percent cccupy offices (26.7 percent if

serviced offices are included). 3.0 percent operate from a site.

Table 27 - Responses by Premises Type Occupied

Type . Number of Companies | Proportion of Companies
of Accommodation Responding Rasponding, percent
Office 25 Z4.8
Industrial 31 30.7
Home 37 366
Warehouse 3 3.0
Site 3 3q
Serviced Office 2 19
Total 101 100

Source: BE Group 2008

Companies were asked to show whether they own or rent their property. Out of the
61 companies that answered this question, just over a half (52.5 percent} own their
property, whereas the remainder are renting (47.5 percent}. This excludes the

busipesses working from home.

Tabie 28 indicates the sizes of premises occupied by companies. Emphasis is on
premises of 500 sqm or less (74 percent), with the greatest proportion (17 percent)

based in premises of less than 100 sqm.

LZ7(p} / *nal Regport / October 2008 / BE Group J Tel 01925 822112
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Ribble Vailey Employment Land and Retall Study

Ribble Valley Borough Councit

to relocate; with six of them proposing that this will happen in the next year. All are
seaking alternative premises to their existing. Reasons for moving vary from seeking
better quality premises in a more conveniant location. seeking cheaper premises, no
ionger waniing (o work fram home, seeking bigger premises and downsizing. Afl want

to stay in the Ribble Valley.

517 All but two companies planhing to move cited the amount of floorspace likely to be

required. . In some instances a range of sizes were indicated. By adding these

together an overall need is calculated as shown in Table 30.

Table 30 - Total Land and Property Requirements

Gross Fioorspace Reguirements, sqm
Type Number : 7
fMinimum ' Maximum
IndustriaifWarehouse 1130 127¢
Office 680 | 170
Serviced Office 1 100 j 200
Total 15 | 1290 } 1640
Land, ha 1 -

Source: BE Group 2008

518 The breakdown of forecasted future space needs, by lccation, property type and size,
are shown in Tables 31 to 33 which add up to the figures in Table 30, KNone of the
businesses expect to retain their current premises, and so this space will be released
back onto the market when they move. It also applies to those companies looking for
premises that are currently working from home. Only two businesses are looking for

larger premises.
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Ribble Valley Empioyrnent Land and Retalf Study
Ribble Valley Borough Councl

Table 33 - Requirements by Location and Type - Sites

L.ocation Type Current Site Required Site Tenure Area Preferred
Siza, ha Size, ha

Town Centre/ Worl from: Not stated No Preference/ Clitheroe

Indusiriai Estate home ; Budget

Total o =

Source: BE Group 2008

5.19 There are six industrial and nine office premises requirements (including one serviced
office requirement). One company (which operates from home) also stated that they
will require a site in Clitharoe to huild new premises in the next yeer (although they
are unstire whal size site is needed). In reiation to industrial requirements, there is a
preference for moderate or budget quality premises, in rura! locations, or on industriai
estates. Over half of the respondents stafed no preference for tenure, with the rest
requiring freehold space. Mosf demand is for space up to 1000 sgm, spread between

the smaller size bands.

520 The companies requiring new offices are generally fooking for moderate quality
premises in rural locations or on industrial estates. Only one company is specifically
locking for a town centre office. Prefsrence is similar between leaseheld and freehoid
property (again with the majority indicating no preference). Demand is for suites of up

to 100 sqm.

521 For the 16 companies expecting to move in the next three years, the most important
factor{s) when looking for alternative accommodation are shown in Table 34. Several

companies gave mare than one reason.

Table 34 - Miost Important Factor{s) When Sesking Aitemnative Accommodation

Number of Companies Propariion of Compeniaa
Aspect Commenting Responding, percent
Cast g 312
Accessibility 4 250
Parking 4 25.0
Logation 2 125
Prominence 1 6.25
Security *. 6.25
Utilities 1 6.25

Sourca: BE Group 2008
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Ribble Valiey Employment Land and Retal Study
Ribble Vailey Borough Cauncil

525

5.26

5.27

Aspect Number of Companies
Commenting

Lack of affordable premises
Recruitrnent issues

Good and speedy planning system

Business rates are tco high

| Poor roads around Shay Lane Industrial Esiate
Business support is good

Low crime arez

Transport and access are good

Business rates are reasonable
Source: BE Group 2008

b [+ ] [ X] ()

—

-t

Athough not highlighted in the company survey, during conversations with
businesses atténding the Rinble Valley Business Breakfast Group, it is apparent that
there are savere [imitations with broadband access in the rural areas of the Borough.
Whilst major improvements fc high speed internet access in the North West rural
areas are viewed to have supporied diversification, and increased ability for
businesses to compete in wider markets; it would appear that there are considerable
resiraints remainintg. Although BT exchanges are enabled for high speed broadband,
accessing the service is believed to be resiricted (o properiies within 2 radius of
1.5km of an exchange. In the rural Ribble Valley, this places most businesses
outside this radius and therefore still unable to access broadband without
considerable confributions to the cost of cabling. In view of the Borough's rural nature
and level of homeworking, this represents a major challenge.

Summary
Most requirements are for industrial units up to 1000 sgm and small office suites up to

100 sgm. There is no particuiar preferance for tenure. Generally, moderate quality

premises in rural and industrial estate locations are desired.

The supply of available premises {assessed in Section €.0) is shown against business
requirements identified in the company survey (Table 37). Although, the comparison
is useful, the business requirements are low and are on'y represent a small part of the
full picture. However, the companson suggests that there is a plentiful supply of small
office space and industrial premises, compared to the number of requirements. This
suggests that quality and location of premises is lacking, rather than the number of

properties on the market.

83
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Ribble Valley Employment Land and Retail Study
Ribbie Valiey Borough Couneil

the moment, but which may well do so over the next five years.

5.33 The current limitations on broadband availability within the rural parts of the Ribble
Vaiiey represent a major constraint ic homeworking and rural business development.
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Ribble Valley Employment Land and Retall Stucy

Ribbie Vailey Bol

rough Council

6.5

Five cther areas with outline planning consent for employment use were listed in the
1898 Local Plan, bt were not included in the allocated sites. These can be divided
into nine sifes and are listed in Table 39. Three of these; Whalley Sidings, Brockhsil
Village and Calderstones Hospital are no ionger relevant. This leaves six sites with

potentia! o accommodate employment uses, which together supply 11.63 ha.

Table 38 — Potentiz! Employment Sites in Local Pian (Sites Coming Forward}

Nams Ower { ccation Size, j' Comment / Update | Estimated
ha | Availability
Barrow Brook | New Close Barrow 3.31 | Qutiine consent 1-3
Business Park | Properiies i granted. Awaiting
| detailed planning
i decision. includes
i land pianned for
housing and
vocational iearning
centre for Ribble
Valiey (ASPIRE |
; Centre) ;
Barrow Brook : Hindle & Barrow 1.01 | Qutiine and 0-1
Business Park | Scholfield detaited consent
| granted 1
Bamrow Brook ! NJW/Papilion _' Barrow ! 4,37 ; Cutline consent 1-3
Business Park [ (1) f i granted. Awaiting
H ; detaileg plarning
} i i decision
Barrow Brook | NJW/Papilion | Barrow 1.03 | Outline consent for | 5+
Business Park i (2) | employment, but
! ! plans far hotel and
leisure use
: Barrow Brook | Total Foods Barrow i 0.86 | Planning 0-1
Business Park : . permission
] 14
i . granted
[ Time DTZ are Simonstone | 1.10 | Under offer 35
| Technoiogy | agents on Currently used as
Park behalf Of a car park
TGmhbnmtton No planning
administrators ‘ consent
The Sidings Arndrew Whalley - 1 Now all developed | -
Ronnan for B1/B2
i Brackhall Gerald Brockhail - | Consent granted
Village, west | Hitmarn n 2006 for 26
I of Cherry ivefwork  space
Drive unifs
Not vet
implemented
No longer
employment land
Calderstones | Harvey Calderstonas -+ Consent for offices | -
Village Developments ! now expired
'5-‘."‘
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Ribble Valtey Employment Land and Refaii Study
Ribble Valley Sorough Council

6.9

6.10

6,11

8.12

8.13

6.14

Change of Use
No aliocated empioyment sites appear to have been re-aliocated to other uses.

However, owner aspirations for Chapel Hill at Longridge (EMP 4) are for housing.

Of sites with consent for employment use in the 1998 Local Pian (but not allocated),
Brockhall Village (3.3 ha) now has consent for liveiwork space and housing.
Live/work space is considered to be sui generis and is therefore excluded from
employment fend figures. Calderstones Hospitai's (Area Palicy A3) consent for
employment {t.75 ha) is considered by RVBC to have now expired. As such, it is
excluded from the employment land supply. The owner also has aspirations for
housing. The remainder of the hospital site has been developed for housing by

Taylor Wimpey.

Regarding existing employment areas (already developed), there is the potential that
the former Contrast Upholstery site (0.92 ha} and Victoria Mill owned and occupied by
Marbill Developments (1.23 ha retaining 1858 sqm for employment} could be lost i
housing. There are also curreni proposals for a large mixed-use scheme {mostly
housing) at the Primrose site in Clitheroe, which could potentially lose 6.47 ha of

existing employment land.

An outstanding consent for offices at the Spinney, Grindleton has now expired and

the owners have no aspirations to develop it for empioyment uses.

in summary. the Ribble Valley currently has 11 sites with aliocations or cutstanding
consents for employment. These are analysed in the following section and shown on

site plans in Appendix 5,

Distribution
As Table 41 shows, most of the land is located alt six sites in Barrow. However, the

land at Whailey Industrial Park and Salesbury is very small. Of the remaining four
sites, two are at Simonstone, one at Longridge and the other at Clitheroe,

Table 41 - Distribution of Employment Land

Location Number of Sites Total Employment Land, ha
Barrow & 10.82
Longridge 1 1.78
Simonstone 2 1.68

59
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Ribble Vafiey Employment Land and Retall Study
Ribble Valley Borough Councll

6.18

6.19

6.20

6.21

6.22

6.23

Most of {he available land is constrained in some way, largely because most of the
sites are too smait and inRexible to accomyncdate a range of business premises.
Chapel Hifl at Longridge (EMP 4) reportedly has contaminafion constraints. [t is a
former iandfill site, it requires continuaf monitoring of gases and part of the site has an

active waste management licence. Ground conditions are currently being

investigated by the owner United Utilities, but they expect that only housing on the
site, will make its remediation and use viable. No other sites raport contamination

issues.

Most of the sites appear fo be adequately serviced, with adequate infrastructure

reportedly in place.

9.87 ha are suitable for office premises and compriss:
New Close Proverties, Barrow 8rook Business Park {oufline consent granted,

decision awaited for 2.74 ha of housing)

Hindle & Scholiield, Barrew Srook Business Park (detailed consent)
NJW/Papillon, Barrow Brook Business Park (outline consent)

o Grant Thornton site, Simonstone

Salesbury Hall Farm, Salesbury.

Qe

2.65 ha are suitable for indusfrial premises and comprise:

Adjacent Twin Brooks Farm, Salthill Industrial Estate

Total Foods, Barrow Brook Business Park (detailed consent)
Whalley Industrial Estate, Barrow {detailed consent)

Time Technology Park, Simonstone (outiine consent).

-
-
L

<

Overall, 12.52 ha of the total employment land supply appears to be suitable and
available for development of business premises. These are graded in the following

seciion.

Sie Grading
All sites have been graded using a standard scoring system. Each site is scored out

of & 100, made up of ten individual measures, each scored out of ten. These are:
proximity to the strategic highway network, proximity to the motorway network,
prominence, access o public fransporl, pianning status, access fo services,
constraints, environmental setting, flexibility and availability. The detailed scores and
scoring system are provided in Appendix 6.

61
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Ribble Valley Employment Land and Retail Study

Ribbie Valley Borough Coungil

65.27 The site grading provides a reference against which decisions may be taken as 1o
whether some sites might be recommended for delefion from the land supply,

because they are unsuited to market needs.

Employment Areas

8.28

In this sub-section an assessment of Ribble Valley's main employment areas is made

in order to provide guidance as to their continued viability. In Table 44, they are
grouped intc BE Croup’s categories to befter reflect their ranking one against the
other, They are graded in the context of the study area, not at a sub-regiona’ level. it
shouid be noted that an employment area, because of its functions may be included

in more than one category of site.

Table 44 - Site Hierarchy

Type

‘Typical Characteristics

| Employment Areas/Sites

; Flagships

!

i

Sites

ot T e s

Marrow Bane | Key de*.é!opmen‘.s where the sites, their

Sites of scaie, location and selting

capable of being broad business park

developments competing for invesiment

i inthe regionalfsub regicna! marketplace

| These are prime siles for marketing to a
cross-section of users - inciuding new

; inward invesiments nito the Borough.

] They can also meet the needs of image-
conscious, aspirational companiss

| airezdy in the area. They may be B, B2

! or B8 in nature.

} Barrow Brook Business Park

f BAe Systems proposed
i Aermspace Entemrise Park i

1

B T NP ,i

i jocations and envircnment are premoted
for a narrow range of uses. it may be
trat only a part of 2 larger site is
sllocated to this aclivity. In other cases it
may be prudent fo dedicate the whole
site to this narrow band use. Often they
are high technology/key growth secfor
related.

§Ae Syé;éms propused
Acrospace Enterprise Park

Key
Employment
Sites

Sites with an influence over the whole of
the studly area, geared to serving the
needs of indigenous industry, They are
likely fo be of a size fo create prasence
and able to accommodate a range of
uses, but mors suited fo B2 and B3
activity.

Shay Lane Industrial Estate
Salthill industrial Estate
Link 59

Time Technology Park

Key Local
Sites

—

i Sites that offzr employment coportunities
within specific local areas. in most
instances their rale wiii be to mesat the
expansion needs of indigenous
companies or 1o accommodate ioca:
start-ups. They tend to focus on use
classes Bic, B2 and BB8.

Bee Mill, Ribchester
Pendis Trading Estate,
Chatburn

Victoria Miil, Sabden

; The Sidings, Whalley

Key Rurai
Sites

| Sites that offer empioyment opporiunities
within rural areas. In most instances

Whaley industriai Estale
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Ribble Vaiiey Empioyment Land and Retail Siucy
Ribbie Valley Borough Counch

§.34 Both employment sites and employment areas have been assessed and graded.
The highest scoring sites are at Barrow Brook Business Park, but 3.77 ha of the foia!

10.563 ha ig likely to be developed for non-employment uses. Most of the remaining
fand is planned for office premises. There are few sites available for industrial

accommodation.
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Ribble Valley Employment Land and Retail Study

7.5

7.6

7.7

7.8

79

Ribble Valisy Borough Council
i Site Name : Location Ha Type ! Tupe i
LFa!rﬁeld Farm Osbaldston 0.71 Office’Vorkshops | Winafait ;
,! Asturian rouss i Ribchester 0.19 Oifice Windfali
[PoorstordBam | Staidburs | 048 |  Office | Winoral
;Backridge Farm Waddington T 0.1  ; Office/Workshops | Windfalf
! The Sidings j Whalley 0.05 Ofiice Allbcated

Total | 10.72

Source: RVBC and BE Group 2008

Take-up was slower at the start of the ten-year pariod, indeed most took place
between 2003 and 2006. None has taken place during the Jast two years. Most of
the take-up raiates to industrial accommodation on larger sites at Link 58 and Saithil!
Industrial Estate. Sites developed for office accommodation, although more
numerous are much smaller. in most cases, they represent regeneration of former

farm buildings.

The Joint Lancashire Structure Plan, shortly to be replaced by the draft Regional
Spatial Strategy states that the Ribble Valley requires 25 ha of allocated employment
land for the period 2001-16. Since 2001, all 10.72 ha has been completed, which
suggests that a further 1428 ra is needed. Subtracting the existing supply of
employment land (unconstrained and likely to come forward for development) this
suggests there is an existing shortfall of allocated employment land in the Ribble

Vailey of 4.5ha.

Forecast Land Nead
Should this long term trend continue, then the Ribbie Yailey will need a further 10.72

ha (gross) to cater for an expected take-up through to 2018. However, extrapolating
iand take-up rates assumes that current economic conditions will continue. it is also
important to provide a buffer to cater for range and choice ang snsure a continuing
supply. The draft RSS suggests a three year period, but our view is that five yaars
wouid be appropriale. This is a period accepted by other iccal authorities. This

would increase land need to 16.08 ha.

There is 15.33 ha of employment land in the study area (from Section 6.0) which
indicates that there is a shortfail of 0.75 ha based on historic take-up trends.

However, some 36 percent of the supply (particularly at outstanding allocated sites} is
constrained and uniikely fo come forward for employmeni development. This

L27(p} / Firal Report f Qetober 2008 / BE Group / Tel 01625 322112
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7.18

717

7.18

7.19

grows, then there is ikely toc be an additional need for land and premises to

accommedate a larger workforce.

Oxford Economics has proviged forecast working age resident populations. These
are included in a detailed spreadsheet at Appendix 7. In 2006 the working age
popuiation was estimated io be 35,585, in 2018 this is forecast to nave risen o
41,850. This is & 7.2 percent increase. Oxford Economics also show a resident
basec working age popuiation increasing from 35,595 in 2006 to 41,390 in 2018 -
different t¢ ONS Tigures of 36,600 (2006) fo 37,700 {2018). Projections here are

more fikely to be an cver-estimate rather than under-estimate.

Vaiyation Office data for 2006 indicates that there is 398,000 sqm of commercial
floorspace in Ribble Valley, Assuming 17.8 percent more will be needed by 2018, to
align with the forecast growth in the working age population, this would mean an
increase of 71,242, Af standard development density rates of 3400 sqm/ha, this is
equivaient to a further 21.0 ha of employment land. The 2006 floorspace figure
remains valid as the basis for this calculation as no further land has been taken up
and developed for employment use since then (other than minimal rural workspace

davelopment equal io less than one heciare).

The number of economically active is equated to a land need using the following
zesumptions: the proportion of people working in each industry secter remaing
conetant; ihe economic activity rale remalnz constant (89 percent of the working
population); the rale of ouf-commuting remains constant, and the indusiry sector use

of space remains constant.

iiodel 4 ~ Empioyment Sector Changes

The assessment of the effect of employment change, i.e. the shift to the service
sector. has been modelied using economic forecasts sourced from Oxford
Economics. Forces such as globslisation, technological change and the decling of
UK's manufacturing secior are leading to more people working in offices than before,
There will stil! be 2 need for industrial space, some manufacturing wilf ohviously
rermain, as wai! as lower urder processing activities. There is also an increass in the

need for warehousing and light manufacturingfassembly uses.

This change in employment by sector is translated into property nzed using the

foliowing floorspace per worker ratios, These are in line with draft RSS figurss,
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Ribble Valley Empicyment Land ard Retail Study

TOTAL :

Ribble Vailey Borough Counalt
,E Mumber Empioved | Office, industriai, | Office, | Industrial
| sactor in Ribble Yaliey sgm sqm sgm sqgm
2006 20618 200€ 2006 2018 2018
i Education & Health j ©eos | 7471 30,123 4492 | 34,086 5080
| Other Services bosap7 | 1621 | 989 2362 | 14396 , 2756
f ! 28,373 | 31618 195968 | 168,897 | 228,117 g 186,756 j

Source: Oxford Econormics 2008

721

7.22

7.23

724

7.25

The model suggests that the Ribble Valley’s workforce in 2006 needed 168,897 sgm
of industriai space anc 185,968 sqm of offices. This takes occupationai density rafios
literaliy. However in 2006 the Valuation Office estimated that thers was 370,000 sgm
of industriat floorspace and 28,000 sqm of offices in Ribbie Valley. There is therefore
a substartiz! difference to what is in use in practice and the theoretical model. This is
iiustrative of how it can be difficult to apply such economic forecasts at local authority
level, especially using floorspace density statistics, which may well be fimited in their

applicability to the Ribble Valley context.

There are a number of further caveats to this data. It is workplace based {(and not
resident based as the working age population data considered above), and therefore

could double count those people with two {or more) jobs.

However this analysis can be used to indicate the effect of empioyment ¢hanges on
the need for land and premises. By 2018 the amount of floorspace needad for Ribbie
Valiey increases io 168,786 sqm of industrial and 228,117 sqm of office space. This
is a 1.2 parcent industrial fleorspace decrease, 2101 sqm; and an increase of 32,149
sgm of offices (164 percentt. The combined change is an overali increase in
fioorspece of 30,748 sgm, equivaient to a further 8.8 ha of land (at a standard

davelopment density ratio of 3400 sgm/ha).

However, measuring this against the true amount of ficorspace in the Ribble Valley
{laken from Valuation Office beriditarnents), rather than what the model predicts thera
to be in 2006. shouid iron out any flaws in the assumptions used -
fleorspace/activity/density. This equates to the Borough needing 4440 sqm less of
industrial and 4592 sqm mare of office fioorspace (based on the 2006 Valuation
Office estimates). Combinad, this totals 152 sqm more floorspace, squivalent to a

further 0.04 ha of land.

This model is alse likely to be affected by the fulure mix of activities in terms of office,

L27(p)} / Final Repcrt / October 2008 / BE Group / Tei 01925 822112
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Ribble valley Employment Land and Refail Siudy
Ribbig Vaiiey Borough Councll

7.31

7.32

7.33

734

small and good quality office premises.

The projections used are ‘policy-off and take no account of aspirational pubiic sector
growth sirategies for the Central Lancashire City Ragior. However there is Ikely to
te iimited impac? from this, because attention is focused in more deprived arsas and
neighbouring conurbation of Preston/Biackburr/Burnley, rather than in the Ribbie

Vailey,

Generally where populationfeconomic forecasts are applied a number of caveats are
made. The economic models are in some ways simplistic (and this is recognised),
they assume the property market is 2 perfect markel, and not r#2 with market fatiures
as it is {for exampie they make no aillowance for companies medemising or refocating
into diffecent sized properies, that jana is not used totaily efficiently; that brownfield

land will remain undeveloped due to the costs of remedying it; or that some

companies occupy more space than they need, etc). Such economic forecast

methodologies therefore also recommend having an employment land buffer, to allow
the structural change predicted (the move from industrial to office space) to occur.

There will be 3 move to higher density smployrent, however, counter to this and
increasing the need for land, wil be continiing economic growth, the growtn in
numbers of small business; and increasing preference for better qualily, more
spasious accommeodation. The economic forecasts should be used merely to indicate
& bend - or ‘'direclion of travel. Thay ara not necessarily meait to be used lierally.

The potential redevelopment of Primrose Industriai Estaie to the south of Clitheroe

town centre couid lose 6.47 ha of employment land in the Borough's principal Key
Service Centre. It is currently under-utilised and access is poor.
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Ribble Vailey Empicyment Land and Retal; Study
Ribble Valley Borough Councit

B7

38

8.9

g0

confirm the focation of surveyed househcids. It alsc makes it easier to project

population growth in future years.

Retail catchments are not definitive. They are fluid and changeable, depending on
people's shopping preferences. Peopie do not shop on a raticnai basis, L.e. visit the
cenire nearest to where they live. Instead, they are influenced by a variety of different
factors including the type of shops, services, transpori options and facilities available.
Larger towns usually have a greater pull, even though they may be further away.

The zones have been drawn around areas expected to share shopping patterns. For
sxampie, i is expected that Zone 2 {Clitheroe) residents will largeiy shop in Clitheroe,
that Zone 3 shoppers wili travef mostly o Burniay and Neison, that Zone 4 shoppers
wiil largely go tc Blackburn, and Zone 5 residents to Preston. These assumptions are
tested by this model. The postcodes contained within each zone are listed in Table

48.
Table 48 - Posfcodes by Zone
; fone 1 f Zone E___.}_ Zone 3 1 Zome E Zone 5 |
| BB73 ‘ BB7 2 { BB71 | BB6S | PR3Z
| BB74 | BB7O | BB19 i PR3 3

f | BB127 | BB27 | PR2S
g ] BB6 7 , | eR3s

Saurce: NEAS Household Survey 2008

#isthodology
The household survey, undertaken by NEMS Research, completed 955 household

phone interviews in April 2008. This represents just over four percent of the total
number of househoids in the Ribbie Valiey {there were 22,202 in 2001). Compared to
other borcughs, participation levels were iow: to achieve the completed interviews,
26,334 connected calls were made. Details on NEMS' survey methedology are

included at Appendix 8.

The number of househoids surveyed in each zone is shown in Tagie 49. Resulls
have been weighted in order {0 be representative of the total number of households in

each zone.

127(p)/ Final Report / October 2008 / BE Group TTet 01925 622112
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Ribble Vailey Empioyrment Land and Retail Study
Ribble Vaiiey Borough Courncil

8.12

3.14

Tabie 4% - Houszholds by Postcode Weighiing

Zone | Postcode Popuiation interviews Weighting
; Achieved
1 BB7 3 1270 | 38 0.8161
- BB7 4 2197 g 64 |‘ 0.8383
2 BB7 2 3372 100 | 2.8234
a BB6 7 5056 120 ] 1.0288
TeB71 3305 | 81 ; 0.9364
| B8BTS | 2 36 : 1.0284
| BB127 3156 &1 ‘ 1.2634
4 | BB1B 4330 101 10469 !
| 8827 2940 67 1.0715
| Bees8 1448 35 1.0102
5 PR2 6 ; 1253 T 12749
! PR32 2273 85 08s3s |
(PR33 | 34 | 88 | 1006
; | PRas T 25 | 114w
i T Totat 37,93 | 85 |

Source: NEMS Household Survey 2008

Tha househoid survey asked reéspendents lo stale how much they spend on differant
producis. This dentified household spend over a year for sonvenience {food and
drink}, non-bulky comparison (e.g. ciothes and footwear) and bulky comparison (e.g.
farge eiectrical goods, carpets, furniture and DIY} goods. This was divided by the
number of people in the household to achieve an average per capita spend per year.

The market share captured by each of Clitheroe, Longridge and Whakey has been
calculated based upon where people said they shop. The data is shown at Appendix

9.

The household survey alsc asked a range of gualitative questions, including what
they like about these three lowns, how accessible they are and what range of
services they use. Thase findings are included at Section 9.0, which considers the

health of the retail markets in each of the three fowns.

Population Projections
Population projections have been obtained from Maplnfo. These reiate only ioc 2017.

Data for 2018 is no! available, and so (on agreement with RVBC) this has been
extrapolated from the data provided. These are different to population projections

e R — —
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Ribble Vailey Employment Land and Retail Study

Ribble Valley Borough Councii

follows.

Convenience Goods
8.7¢ Tabie 52 shows per capita convenlence goods spend in each zong {main food shop

and top-up purchases). On average, residents of Zone 2 {Clitheroe), spend the least
on convenience goods. Zones 4 and 5 household spend is aiso low, when compared
to the 2008 UK averags of £1641 per capita. Zona 1 households {the large rursl area
o the north and east of Clitheroe) spend the most. Spend per capita ont convenience
goods is expecled to increase on average by six percent over the next len years
{however, this may now be an over-estimate foliowing start of the economic

recession),

B.20 MapinforURPI's 2007 Information Brief estimates the expected annuai growth in
convenience goods spend. This is a reliable and commonly used source of data in
planning policy. Annual growth is expected to be 1.2 percent for the next ten years.
This is greater than long-term levels of growth experienced since the 1960s, which
averaged sround 0.7 percent. Since then, incremental rises in food production costs
ant hewsehold incomes have increased spend on food. This pattern will continue,

atough for different reasons, as rising global demand for foad stuffs (particularly

from China and india) pushes prices (o an ali-time high. Househokds wili be buying

less but spanding more. As shown later, expected growth in comparison goods’

spend s much higher,

8.21 Housshold sperd lost to Special Forms of Trading {(SFT) which Includes mail ordar,
catalogue and internef, has been excluded from the calulations as this does not

refiect demand for physicai retaii floorspace.

Table §2 ~ Per Capita Convenisnce Goods Spend by Zone {excludes SFT)

f Yazy Zone 1 Zore 2 Zone 5 l' Zone 4 Zone 5
;’ 2008 | 1753 ' 1429 1800 ; 1474 1484

24 1774 1448 1613 1492 1502
{2 1753 1484 1838 510 1520 !
L2014 [ 1817 1481 1658 1528 1538

18 | 1838 1489 1678 1546 1857

2018 1861 1517 1698 1865 1575 i
Source: BE Group/NEMS Household Survey 2008
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Ribbls Valley Empiovment Land and Retail Study
Ribbie Valisy Borough Council

8.27

8.28

8.29

8.30

Table 54 — Clitheroe's Market Share of Convenience Goods Spend from each

Zone, £m (percent)
Year Totallyr | Zonet | Zone2 | Zome3 | Zonsd Zone 5
soos | 49222565 | 12.250.332 | 8,200,202 | 23721273 | 4,487,120 | 484,619
i (38.0) | (798) ; (851} ! {410} {13.7) (1.79)
prg | B0-564377 12,727,804 | 8,481,501 24291247 | 4607732 | 475903 |
| @56 | (198 (85.1) @0 | ¢8n o o@wn |
b oo 551,964,1161 13,229,449 | 8,605,501 { 24,915,503 | 4726473 | 486,890 |
: | (350) | (798) | 881 | @0 | (137 (1.7
L 014 53,392,087 | 12,738,316 | 6,754,158 25,564.560 | 4847600 | 496,286
; (36.0) (798) | (854} | (410) (13.7) 1.7
| i | 54843433 14260418 | 3501376 | 26,201,638 | 4,870,338 | 500,723
P {35.0) {79.5j (85.1) (3418 | (137 an__|
| jo1a | 9276810 14704172 | 908,192 | 26,866,822 | 5005742 | 521,882
L (350) (70.6} (85.1) (410) (13.7) an |

Source: BE Groun/NEMS Household Survey 2008
* Calculated by miiltiplying the market share by the folal convenience spend

** Based on a constant markst share

Table 54 shows that convenience stores in Clitheroe currently capiure some £49m,
35 percent of the available spend within the study area. This is expected {0 inciease

by 14 percent to £56m by 2018.

Assuming that the convenience stores in Clitheroe are able to retain their current
market share up fo 2018, tha resulting increase in spend of £7,054,245 would support
a further 791 sgm, when based on an average saies density of £8%70/sgm (this is
derived from an average of sales/sqm from the five leading supermarket chains and

covers both out-of-iown and town centre |ocations).

Alternatively, an average sales density can be derived from fotal sales (£49,222,565
from Table 54} captured by Clitheroe in 2008, divided by the amouni of convenience
fioorspace in ihe fown centre {8974 sqm - Experian Goad 2008). This gives a locai
saies density figure of £5¢85/sqm and accounts for the three farge supemmarkets in
Clitherce. This figure suggests that convenience spend could support an additional

1286 sgm in Clitheroe by 2018. For the pumposes of this shudy, this figure will be

used as it reflects Jocal conditions. This is smalar than the size of the existing

Sainsbury's store in Clitheroe which is approximately 2500 sqm.

There are no commitments or planned convenience stores fo consider in this
calculation. Retail capacity assessments usuaily consider the impact of an increase

L27{p) / Final Report / October 2008 / BE Group / Te! 01825 822112
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835

838

8.37

8.38

Ribbie Valley Borough Council
Year Totallyr | Zone 1 Zone 2 Zone3 ‘ Zona 4 Zona 5§
Jotp | 2822101 [ 30127 ) 399,103 103,706 | 8,989,076
\ (6.5) (02) ©n ! (03 (32.8)
-
oniy | 743753 | 31314 i 400,364 i 108,471 | 9,196,605
. | (85) (02} LR {0.3) (32.8)
[ pprs | 9973431 | 32518 | 419859 | 109,189 | 9,411,854
i {6.5) ©02) o7 | (©3) | (328)
ap1g | 10:204001 | 33,754 ‘ 430,490 | 111,964 | 927,883 !
5 (85 | (02) en | (03 (32.8)
* - . 10,448,566 | 34,805 | 441418 ! 114780 | 9,857,554
| | 65 | w02 | L en | @3 | @

Sauvrce: 5E Group/NEMS Household Survejf 2008
" Calcuiated by multiplying the market share by the folai convenience spend

“ Based on a constani market share

Table 56 shows that convenience stores in Longridge currently capture some £9.3m,
wehich is under seven percent of the available spend in the study area. This is

expecied o increase by 12 percent to £1%.4m by 2018,

Assuming that the convenience stores in iongridge are abie fo retain their current
marke! share up fo 2018, the resulting increase in spend of £1,152,822 would support
@ furthar 128 sgm, whan based on an average sales density of £8510/4agm (this is
carived from an average of salesfsam from the five leading supermarket chains).

Allamatively, an average sales density can be denved from tofal sales (£9,295,745
from Tabie 56) captured by Longriage in 2008, divided by the amount of convenience

floorspace in the town centre (5072 sam - Experian GOAD 2008} which includes all

three supermarkets in Longridge. This gives a local sales density figure of

£1832/sgm. This figure suggests that in order {o maintain the town's existing market
share of convenience spend, it wou'ld require an additional 629 sgm in Longridge by
2018. For the nurposaes of this study, this figure will be used as it reflects local
conditions. This figure is smalier than tha size of fhe exisfing Bocths supermarket in

Longridge, which is approximately 1000 sgm.

There are no new stores planned in Longridge. Table 57 summarises the

convenience floorspace capacity for Longridge, for each of the test years.

L27(p} / Sinal Repor! / October 2008 | BE Group / Tel 01925 822712



nigymert Land zno Retei Study
Appie Vaiiey Borgugh Coundl

e
{45
a3

Tatrie 57 — Additional Sonvenience Floorspats In Longridge
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8.42 There are no convenience stores pianned in Whalley and househoid expenditure is

843

8.44

£.45

8.48

uniikely to support another over the next ten years. Discussions with supermarket

operators confirm this.

Non-Bulky Comparison Goois
Table 59 shows per capite non-bulky comparison goods spend for each zone. This

inciudes clothes and footwear, as well as recreational #ems such as books., CODs,
iewellery and sports equipment. This represents a third of spend on convenience
goods, which is very low (for reasons explained tater). Zone 3 (Wilpshire, Brownhill
and north of Bumley) spends the most per capita, whereas Zone 2 (Clitheroe) spends

the least.

Table 59 — Per Capita Noen-Builky Geods Spend by Zone

Yaar Zone 1 Zone 2 Zone 3 Zone 4 Zone 5
2008 518 388 525 662 454
2010 571 428 579 730 501
2012 630 472 638 805 552
2014 698 523 708 892 812
2016 774 580 785 s | e
2018 858 643 870 007 | 752

Source: BE Group/NEMS Househoid Survey 2008

Estimaied growth in comparison goods spend has been taken from waplnfo/lURP!'s
information Briaf 2007. This is the most refiable informafion available and staies that
the annuai increase in compariscn goods spend is expected to be 5.0 percent, rising

to 5.3 percent after 2012,

Historically high levels of dabt, in relation to incomes, are sfarting to constrain spend,
particular in response to the recent hikas In injerest rates. Consumer spend is also
decreasing as energy prices/produciion costs continue to rise. Comparison goods
have experienced unchared growth singe 1983, when nationally, spend per capita
exceeded spend on convenience goods for the first time in recent times. On average,
current spend on all comparisen goods is twice that spent on convenience goods.

Household spend Jost to SFT such as mail order, cataiogue and intemet, has been
excluded from the calculaticns as this does not reflect demand for physical retail
floorspace. Quite a significant amount of spend on non-bulky goods is lost to SFT.
For ciothes and footwear, 12 percent of households in Zone 2 (Clitheroe) prefer to

i27{p) ! Final Report / October 2008 / BE Group / Tal 01926 822112
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851

8.52

8.53

B.54

Year | Total non-bulky | Zone 1 Zone 2 Zone 3 Zone 4 Zone 5
residual spend

7.3 218} (23.9) (8.4} 2.1 (0.6}

soto | 4008411 1128342 | 703975 | 1785835 | 339445 50810

o (7.3) (21.9: | (259 84y | (2.1) (0.5)

so1p | 4489.183 1277686 | 778972 | 1995563 | 379330 56632

| (7.3) P(21.8) (25.9) (8.4) {2.1) (0.6}

= 4=T 5055391 | 1453758 | BGU3A7 | 2242515 | 426269 | 63502

{(7.3) @19 o239 | By @) (0.6)

so1g | 5091178 ,' 1653368 | 068521 | 2519262 E 478871 71173

° (7.3) | (219) | (38 @4y | (2.1) (0.6)

| 2018 6,309,422 1867801 | 1083450 | 2830321 | 537918 79842

{ (7.3) (21.9) {23.9 @4 | @1 i (08)

Source: BE Groug/NEMS Household Survey 2668
* Cafeuiated by multiplying the market share by the totaf non-buiky comparison spend by zone

** Based on a constant market share

Table 61 shows that Clitheroe currently captures some £3.6m. This is expected to
increase by 77 percani to £6.4m in 2018, This represents 7.3 percent of spend in the

study area.

Assuming that the nen-buliy comparison stores within Clitheroe are able o retain
their current market share up to 2018, the resulting residual spend of £2,819,033
could support a fudhsr B80S agm of new floorspace. This s based on a national
average salas dansity of £3,500/scm {laken from leading nationa! chains at town

centre, edge-of-centre and out-of-town locations).

Alternatively, a local average sales density can be derived from dividing the total non-
bulky comparison saies (£3,580,389 from Table 61) for Clitherce in 2008, by the
amount of non-bulky comparison floorspace in the town (8798 sqm - Experian Goad
2008). This gives a more realistic local figure of £407/sqm. This projects an
additional nen-bulky comparison floorspace requirement of §828 sgm in Clitheroe by
2018. There are currently no plans for new non-bulky comparison stores in Clitheroe.

An assessmant of retail capacity needs to allow for growth in turnover efficiency (or
productivity). Historical medels snow that the efficiency growth raie of comparison
goods has risen by 3.0-3.4 perceni since 1881. This is thought to be due to the
decrease in size of most electronic goods as design and production becomes more
efficient. This is uniikely to continue at the same rate. The scenario of a growth in
floorspace efficiency of ane percent is recommended and is shown in Table 62. Any

127(p) / Final Report / October 2008 / BE Group/ Tel 01925 822112

87



8.55

2
£

iy
o

i

f433

amount of future ficorgpscs

nergass i foorspacs

reguired.

Tabie 62 Addmonal Non-bulky Companson Goods Floorspace in Clltheroe

Year ¥ L»::- elsa'& ..c'i il w"m-u.
&gm

if the ong percent dure B used, v

existing market share would reduce to 6008 sqm by 2018. This is approximately six
times the size of the Empoerium in Clitheroe, based on a three-storey buitdireg.

fare 2 i ey » R I
Fo/B0 and LD pirgs ang o by and morgass the

r, BE Group rebornmend that this

town's sharg of

should comuriee eine nrany retgilees and &
o be sympaihetic to

. ' a .
indivigualiy wnd protetl independent rglaitrs

[

- share of total nen-ouliy comparison spend within the

Halley Comoerienh Sonds
I i

Table 63 — Longridge's Market 3
Spend by Zone, £m (percent)

| veur

i il = e e = :',_,_...., i T
: one | . H - 245 042

1A
R




Ribble Vailey Employment Land and Retail Study

Ribble Vailey Borough Counch
Year | Totainon- | Zone1 | Zone2 | 2Zone3 | Zone4 | Zone3
bulky
residual
spend |
48 o -k : : 7
2014 347,348 | | 347,318
i ©6) | (0.0} (0.0} ©.03 (0.0) (3.0)
R ) N ) i

o | 38027 -] f 389,277
06} (0.0 (0.0) ! (0.0) (0.0) (3.0)
| 2018 436,691 - - : .| 438,601
‘- ©6) ! (00! (0.0) {0.0) (0.0) | (3.0)

Source; BE Group 2008/NEMS Household Survey 2008
* Calculated by multiplying the market share by the lotal non-bulky comparison spend by rone

* Baged on g constant market share

8.58 Table 83 shows that Longridge currently capiures some £249,042 from Zone 5 only,
which is iess than one percent of the total non-bulicy goods spend in the study area.

This is expected to increase to £436,691 by 2018,

8.59 Assuming that the non-bulky comparison stores in Longridge retain their share up fo
2018, the resulting residual spend of £187,848 could support a further 54 sqm of new
floorspace. This is based on an average sales density of £3,500/sqm as discussed

earlier.

8.60 Alternatively, an average sales densify can be derived frorn total non-bulky
comparison sales {£248,042 fror: Table 63} for Longridge in 2008, divided by the
amount of non-bulky comparison floorspace in the town (1997 sgm - Experian CGead
2008). This gives a more realistic local figure of £125/sqm. This projects an
additional non-buiky comparison floorspace requirement of 1501 sam in Longridge by
2018. There are no nevw non-bulky comparison stores plarned in Longridge.

8.61 As shown for Clitheroe, an assessment of retail capacity needs to aliow for growth in
turnover efficiency {or productivity). This is explained at paragraph 8.54. Figures for

Longridge are set out in Tabie 64.

Tabie 64 — Additional Non-Bulky Comparison Goods Floorspace in Longridge

’ Yaér Floorspace 1% Increase in ficerapace
Requirement, sqm gfflclency, sqm
2008 ¢ 0
2410 [ 8-231 6191
2012 ) 17-486 164-405
89

[27(p)/ Final Report / October 2008 / BE Group / Tel 01925 822112
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current market share up to 2018, the resulting residual spend of £456,709 could
suppori a further 131 sqm of new floorspace. This is based on an average sales
density of £3,500/sqm: as discussed earlier.

Alternatively, an average sales density can be derived from total comparison sales
(£587.450 from Table 65} for Whaliey in 2008, divided by the amount of non-bulky
comparison floorspace in the town (1988 sqm - Experian GOAD 2008). This gives a
more realistic local figure of £300/sgm. This projects an additional non-bulky
comparison floorspace requirement of 1532 sgm in Whalley by 2018. Considering
that the average fioorspace of & shap in Whalley is 115 sqm, this equates to roughly
13 new shops. There are currently no plans for new non-bulky comparison stores in

Whalley.

8.66

8.67 An assessment of retail capacity needs to allow for growth in furnover efficiency (or
productivity). This is explained in paragraph 8.54. Projected floorspace figures for

Whalley are set out in Tabie 66.

Table 86 — Additional Non-Bulky Comparison Goods Floorspace in Whalley

Year ; Flosrepace Requirement, | 1% Increase in floorspace |
; sgm ] efficienty, stin
- 2008 : o : 0
-y
2010 20-238 15-195 i
— - i |
2012 1 42-456 1 36-415
2014 69-803 | 58-680
2018 38-1146 84-984
i 2018 131-1532 113-1324

i
Source; BE Group/NEMS Household Survey 2008

Bulky Comparison Goods
8.68 Bulky comparison goods spend per capita for each zone is set out in Table 87. It

shows that spend per capita or bulky goods is less than spend on convenience and
marginally less, than spend on non-bulky comparisen goods.

Estimated growth in comparison goods spend has been taken from Maplinfo/URPI’s
informaticn Srief 2007. This is the most reliable information available and states that
the annual increase in comparison goods spend is sxpected to be 5.0 percent, fising

8.69

to 5.3 percent after 2012

27(p) / Final Report [ Octobar 2008 / BE Group / Te) 01925 822712 91
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8.73

8.74

8.75

8.76

Clitheroe
Table 89 sets out Clitheroe's share of total buky comparison spend from the study

area (taken from the 2008 household survey).

Table 69 — Clitheroe's Market Share of Total Buiky Comparison Goods Spend
by Zone, £m {percent)

| vear Totzibulky | Zone1 | Zone2 | Zoned | Zona4 | Zome$
rasicual

, spending !
- 6003978 | 2.108.78% | 1292674 | 1080884 | 600282 | 12,256
| (2.7) @50, | (47.1) (11.6) (5.6) (0.15)
- 5728002 | 2.388.923 | 1,435,827 | 2,220,033 | 671,642 | 13677
(2.7 250) | (47.1) (11.6) (5.6) (0.15)
2012 7540119 | 2,702,848 | 1,580,830 | 2,480,748 | 750,440 | 15244
L (127 @50) | (4.9 (11.6) (5.6) (€.15)
2014 8496581 | 3.075.316 | 1,773,121 | 2,787.742 | 843311 | 17,003
(12.7) @50 | @71 (11.6) (5.6) (0.15)
2016 5.5671247 | 3.497.555 | 1,975,397 | 3,131,761 | 947,376 | 19,158
(12.7) @50 | (471) (11.6) (5.6) (0.15)
Jors | 10765332 | 3851383 | 2,200805 | 3,518,461 | 1,064,103 | 21,401
(12.7) (250) | (47.1) (11.6) (5.6) (0.15)

Source: BE Group/NEMS Household Survey 2008
* Calculated by muttiplying the market share by the iotsl buiky comparison spend by zone

“* Based on & constant market share

Table 69 shows that Clitherce currently captures some £6.0m, mostly from Zones 1, 2
and 3. This is exgected o increase to £10.8m by 2018, which is just over 12 percent

of the total bulky goods spend in the study area.

Assuming that the buiky comparison stores in Clitneroe retain their share, the
resulting residual spend of £4.7m could support a further 1360 sqm of new floorspace
by 2018. This is based on an average sales density of £3500/sqm as discussed

earlier.

Altemnatively, an average sales density can be derived by dividing the totai bulky
comparison sales (£6,003,978 from Table 69) in Ciitheroe by the amount of buliky
comparison floorspace in the town {3418 sqm - Experian GOAD 2008). This gives a
more local figure of £1756/sqm. This suggests that projected spend couid suppert an
additional buiky comparison floorspace of 2744 sqm in Clitheroe by 2018. The range
of floorspace estimates are dependent on the saies densily applied.

L27(p}/ Final Report / Oclober 2008 / BE Group / Tel 01825 822112
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area,

Teble 71 — Longridge’s ikerkst Share of Total Bulky Comparison Goods Spend

by Zone, £m {percent)
[Year | Totalbulky | Zone1 | Zone2 | Zone3 | Zoned | Zones
resicual spend F
2008 1,371,864 E i i i -| 1371884
(2.9) | (©.0) {0.0) (0.0) (0.0) ; (16.4)
- 1,530,844 | . . - L1 1,530,844
. | 2.9} (0.0) (0.5) (0.0) (0.0) _(184)
| oz 1,706,245 Nt A .| 1,706.245
! i (2.9) ©.0) (0.0) (0.0) (0.0) {(18.4) |
2014 1,013,222 = s - -1 1913222
2.9) ©o! (o (0.0} (©.0) (16.4)
g 2,144,357 - - - -| 2144067 |
P 2.9) ©0): {00 ©o|  ©o (16.4) |
| - ;1:“ 2,405,535 - - ; 71 2.405535 |
J... (2.9) @Ol  ©g] gl ©n] (164}

Seorce: Bi- Crous/NEMS Househald Survey 2608
* Calcwlated by multiplying the market share by the tolal bulky comparison spend by zone
**Based on a constent market shsre

282 Table 71 shows that Longridge currently captures some £1.4m, just under three
percent of the avafiable bulky goods spend in the study area. This is expected to

increase to £2.4m by 2018.

8.833 Assuming that the bulky compariscn stores in Longridge retain their market share up
to 2018, the resulting residual spend of £1,033,672 could support a further 205 egm
of new floorspace. This is based on an average sales density of £3500/sqgm as

disqussed earlier.

8.84 Alternatively, an average sales density can be derived by dividing the total bulky
comparison sales (£1,371,864 from Table 70) for iongridge by the amount of buiky
comparison floorspace in the town (1987 sqm - Experian GOAD 2008). This presents
a more realistic local figure of £647/sgm. This suggests that projected spend could
support an additional bulky comparison fioorspace of 1675 sgm in Longridge by
2018. The range of floorspace estimates are dependent on the saies density applied.

8.85 No new siorés are planned in Longridge.

127(p) / Final Report / Ogtobar 2008 / BE Group / Tet 01925 822112
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8.89

8.80

8.91

8.94

Table 73 shows that Whaiiey currently captures some £188,592 less ihan one
percent of the available bulky goods spend in the siudy area. This is expected to

increase tc £329,273 by 2018.

Assuming that the bulky comparison stores in Whalley retain their markef, the
rasuiting residual spend of £140,681 could support a further 40 sqm of new
floorspace. This is based on an average sales density of £3500/sqm as discusaed

earlier.

Altematively, an average sales density can be derived from total bulky comparison
saies (£188,582 from Table 73) for Whalley in 2008, divided by the amount of butliy
comparison fioorspace in the town (483 sqm - Experian GOAD 2008). This presenis
a more reaiistic local figure of £241/sgm. This suggests that projecied spend could
support an additional floorspace of 584 sqm in Whaliey by 2018.

No new stores are planned in Whaliey.

A ratail assassment needs {o allow for growth in turnover efficiency {or productivity —

explained in paragraph 869). However, the effect on any increase in floorspace

efficiency is to reduce the future fioarspace requirement. As the fioorspace figures for
WWhalley are so small, this has not been caiculated. Projected floorspace

requiremnents for Whaliey are sef oul in Table 74.

Tabie 74 ~ Additiona! Bulky Comparisor Goods Floorspace in Whalley

| - Year Fioorspace Requiremant, sgm
2008 ) 0
2010 6 -89
2012 13- 188
2014 21-305
2016 30-438
2018 40 - 534

Source: BE Group/NEMS Household Survey 2608

Summary
This section has addressed the capacity of three towns in the Ribble Valley to support

further retail floorspace over the nexd ten years. The figures, summarised in Table 75,
indicate that there is sufficient capacity to increase Soorspace provision for aii retail
categories by 2018, particularly in Clitheros, but not for bulky comparison goods.
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8.69

2.100

3.101

8.102

affects the saies density figure {which the captured spend is divided by), i is not
statisticaliy robust to merely double the floorspace requirement,

Retail capacity modeis are yseful as a means io test reality, however they are limitec
by a number of factors. © s impossible to absolutaly delermine where pecple will
chocsz to shap and how much they will spend in the future. For example, Presian's
pianned Tithebam scheme due to cpen around 2014 will be a significant puli. As
sych, it is impossible to know by how much market sheres/spend captured by a

specific town will change.

in reality, the amouni of retait floorspace required in the future is datermined by
Actuat poputabon growth {including the impact of jobs and housing markets)

° Levels of househoid disposable incomes
(S Global production costs and demand
Technologicat change and floorspace efficiency

® Retait fashions and fads
® Popularity of Internet retail
- Sales density figures

The quality of a town's individual retall experience (influenced by car parking,
representation of national brands and accessibility).

Forecasting retail floorspace requiremenis is however 3n impotant fool in
determining how much floorspace and what type is required 2 maintain existing local
economic growth. Again, frow much is determined by a number of factors:

@ What assumptions are made
Whether the town wants fc increase or maintain its existing market share

Whethar it wants to extend/widen its catchment
Whether ¥ needs fo offer a distinctive puli and how it achieves this
How {o balance individuality (independent and specialisi retailers) with

conventionality (trusted and recognised national brands).

a

The caiculations made here by BE Group, based on the atiributes of the Ribpie Vailey
and a realistic scenario, have assumed that:

The market shares/spend captured by the Borough remain the same (it would
require a significant change to challenge the existing pull of Blackburn,
Preston and Accrington shopping destinations)

The iocai sales density figures remain low, reflecting the rurai catchment

)

&

e
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8.0

9.1

8.4

RETAIL HEALTH ASSESSMENT

introduction
This section assesses the health of the retait economy in Clitheroe, Longridge and

Whalley. ¥ is based on the indicators shown in Table 768, which are outlined in PPS6
Towt: Centres’. li draws conclusions on the vitality and viability of each town centre

and makes recommendations {o promaote retail growth.

Table 76 - Vitality and Viabilily Retail Heaith indicalors

gﬁmny Viability

{ Accessibifity Diversity of Uses and Flourspace

| Pedestrian Flows Retaler Representation

' Crime and Safaty ! Vacancy Rates ]
Environmenial Quality Retail Rents and Yields

L Retail/Shopper Perceptions Turnover !

f - Business Confidence ) ‘j

Source: Planning Poiicy Statement 6 'Tawn Gangas' [OCLG 2005)

Vitality indicators quatifatively assess ratail peformance, and as such are largely
basad on shopper and retailer perceptions. information has been collectad via a town
cenire retailer survey, and a household survey of the retail catchment (see Section
3.0} both completed in Aprit 2008. The findings of the retaflar survays in each toumn

centre are summarisad at Apoendix 12. Kay points are discussed here,

Viability inclicators are more quantitative and are based on an analysis of retall
composition, fioorspace use, retail rents and yields. Information has been drawn from
2 town cenire audit {completed in Aprit 2008), Experian GOAD plans of the town
centres from November 2007, consuitations with property agents, a review of
marketed and vacan! properties, national retail statistics and irends and the retailer
survey. Current planning policy within the Ribble Valley Loca! Plan does not define
town centre boundaries drawn for Clithercs, Longridge and Whaliay,

Health checks have been completed for both Citherce and Longridge as part of the
Market Town initiative in 2002 and 2004 respectively. Findings from both contribute

to conclusions made here.,

L27{p) / Final Report / October 2008 / BE Group / Tel 01925 822112
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9.1

8.12

8.13

9.14

9.15

8.17

Longridge

Longridge is the second largest town in the Ribble valley, after Clitheroe with a
popuiation of approximately 8000 (Census 2001). The town's population expanded
rapidiy in the 18" and 19" centuries around agricufture, cotton weaving and

quarrying. it has since declined but continues to be an important service centre for

surrounding villages.

The town i less than five miles from the #86, and approximateiy eight miles north of
Preston. It does not have a train station. Many residents commiste to Preston and
the main towns of Lancashire to work. As such, they are more likely ic shop at

modemn and more convenient destinations.

The household survey indicates that Longridge captures only 6.5 percent of spend on
convenience goods from the catchment (see Figure 2), less than one percent of
spend on non-bulky comparison items (e.g. clothes and footwear, bocks, CDs) and

three percent of spend on buiky comparison goods (e.g. DIY, carpets and furniture).

Most househoids (24 percent) said that their main reason for visiting Longridge is for
focd shopping. This was clusely followad by heaith and professional services, bars
and restaurants anc leisure and recreation {ail 17 vercent each). 12 percent said
thelr main reason 10 visit is to purchase clothes and footwear.

Retailing in Longridge is focused on Berry Lane and to g lesser extent, Derby Road
and inglewhite Rcad. The {own has & market which has declined in recent years,
Key aftractions include the Heathcotes restaurant, shops and services. Longridge is
aiso well used as a stop-off point for visitoss to the Forest of Bowiand ang Beacon Feli

Country Park.

ihatley
The historic town of Whalley has a pepusation of approximately 4000 (Census 2001).

st under five miles from Clitherce, it depends very much on its larger neighbour for

services. The town grew around the Abbev and sxparded to nearly 12,000 people in

the 19" century. It has since declined following the demise of the weaving and

guarrying industries in the surrounding area, and more recently agriculture.

#As described for Clitheroe and Longridge, much of Whalley's residents commute {o
Preston and towns in Lancashire to work. As such most residents are fikely to shop
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924 Owversll access by private transport is rated the highest suggesting that most

9.25

9.26

927

9.28

9.29

households prefer to trave! to Clitheroe by car. This is probably because they are
traveliing from rural areas and it is therefore more convenient.

The Health Check (2002), which surveyed the town’s residents only, identified that 88
percent of households have one or mora cars (higher than the Lancashire average —
75 percent). Very few households said that they use pubiic transport on & regular
tasis. Congestion was a key concarn {43 percent) and 18 percent felt pavements are
in poor condition. Despite this. only a minority suggested pedestrianisation of pars of
the town cenfre. Based on findings from the househoid survey, both Longridge and

vhaliey perform betier in terms of accessibikity.

Longridge
The househoid survey asked shoppers to rate how easy it is to get to Longridge town

centre. Of those who answered:

Mos: households (64 percent) said they felt that public transport is ‘good’

host househnlds (85 percent) said they felt that travelling by car to the town
centre is ‘good’

Most households (69 percent) said walking to the town centre is ‘good’

Most households (61 percent) said pedestrian mobility within the town centre

[

@

is ‘good’.

This highlights that overall, the town centre is feit to be most accessible by car. The
results do not appear to vary significantly by age of respondant.

The iongridge Health Check {2004) surveyed sesidents and 2 common suggestion
was a nead to reduce traffic on Berry Lane and infroduce more pedestiian crossing
points. No information has been gathered io test if this is still the case. Consultation
with shoppers and retailers did not highlight congestion as a key concern.

Whallay
Again, the nousehoid survey asked shoppers to rate how easy it is to get to Whalley

and once there, move around. Of those who answered:

Most households (70 percent) thought pubiic transport is ‘good’

Most households (75 percent) thought travelling by car is ‘good’

Most housenpids {58 perceni) thought walking 1o the town is 'good’ {lower
than responses for Clitheroe and Longridge)

-
3

&
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§.38

9.39

9.40

941

9.42

in Clitheroe itseif, only two percent of househoids said they felt that security and
personal safety is a concem. Qverali. the majority of shoppers feef safe in Clitheroe.
This painis a more positive picture than the findings of the Markel Town Health Check

{2002}, which identified that 77 percent of househoids thought crime to be an issue in

Clitheroe despite its low incidence. Mone of the retailers surveyed were overly

concerned about crime.

Longridge

68 parcent of households thought security and persoral safety in Longridge is 'good’”.
This is & lower proportion than the other two towns but is sfill quite high.

14 persent of retailers surveyed have concemns around anti-social behaviour (this was
not mentioned in the other two towns). Four percent felt there is a need to improve
CCTV. This was also noted in the Health Check (2004) but was not a key concern.

Whalfey
QOverail 83 percent of houseralds szid tnis is 'good' - the best rating achieved of the

three town centres. The rating was high in 2l zones, but iowest in Zore 4 (75

percent). Crime and security was not a key concern noted in the retailer survey.

Environmental Quality
Households were asked fo comment on the quality of the natural and buil

environment in each of the three towns.

Clitheroe
Overall, 85 percent of househalds felt that environmental quality in Clitheroe is ‘good’.

More households in Zone 4 {93 percent) feit this to be so, the least in Zone 3 {84
percent}, although this is still high. A very low proportien of all households feit that
environmental improvements were needad in the town, only 0.9 percent overali. The
Heaith Check (2002) identified the two uppermost environmenial issues of concern ia
be dog fouling and littering. This was not noted to be an issue in the 2008 retailer

survey.

L.ongridge

Environmental quality in Longridge was rated as ‘good’ by 64 percent of households,
a lower proportionn compared to Ciitheroe and Whaliey. However, only one percent of
households suggesied that environmerial improvements in Longridge town centre

107
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° The market is poor quaiity and needs improving
There are too many cafes and charity shops, creating aggressive competition
The Castle deveiopment is toc self-contained - more should be done fo

encourage visitors into the town centre

= There are too many empty shops
2 There is a lack of freehold shops avaiiable
. There is a lack of parking {flexibility ang exoense).

9.48 Key actions identified by RVBBG included:

® A need to focus on qualily goods and excellent customer service

a A need to encourage residenis to buy locai
o Promote local food trails and specialist shops
Establish 2 good quality farmer's market (potentialty close Church Street on

market days)
Improve regional and national advertising (link to national press such as

‘Nibble in the Ribble”)
A need to pool funds (business memberships, sponsorship and public funds}.

Longrdgs
The community, wide vatiety of shops, ease of access and availability of amenities

are ali features of Longridge rated highly by town centre relailers. Their main
concerns comprise poor parking {amount, fiexibility and expense!, speeding cars or:
Berry Lane, accessibility and perceived anti-social behaviour.

9.49

950 Key suggestions to improve trade in Longridge are environmental improvements,
more and cheaper parking, snore pubiic support {in terms of grants, events and

marketing}, better promotion and advertising.

{ ongridge Parinership
Longridge Partnership oversaw the Heaith Chack (2004} of the town. [t feels that

retail perfermance in the town is satisfactory although there is room for improvement.
There are few vacani shops and a low preportion of chasity shops compared fo other
towns. The towr has successfully developed its customer base and now aliracis
more afflient shoppers. There is a good mix of shops, balanced with adequate

8.51

supermarket representation.

9.52 Car parking is good — there is free on-street parking on Berry Lane and in adjoining
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8.59

8.61

9.62

percent), improved quality of shops {four percent}, better public transport {three

percent} and new/improved market faciliies (three perceni). Other suggestions

included:

o Less expensive car parking
3 Pedestrianisation

. More entertainment facilities

> Cheaper shops

o Less charity shops

o A Marks and Spencer's store
o Environmenta! improvements
s More clothes shops.
Longridge

72 percent of households thought that no improvements are needed. Of the
remainder, an increased choice of shops (42 percent), more and improved parking
{14 percent), better public fransport (14 percent), higher quality shops {10 percent)
and more leisure and entertainment facilitins (10 percent) were the moast common

suggestions. Requests for another supermarket (there are three existing).

environmental improvements, better security and publicity were aiso noted.

Whalley
72 percen: of househoids thought that no improvements are needed.

remainder, an increased choice of shops was the most common suggestion (43
percent), foliowad by more parking (32 percent) and impreved guality of shops (11
peicent). Sevan percen! suggested a new supermariet, seven percent said cheaper
car parking and four percent said less traffic. Other suggesticns included more
leisure facilities, more restaurants, more pubs and better publicity.

Of the

Viability
Diversity of Uses and Flcorspace
informsation has been scurcad from Experian GOAD pians for 2007 supported by 8

retail audit completed in Apri! 2008 by BE Group for each of the three town centres.

The GOAD plans provide a breakdown of retail uses by goods type for gach of tha
town cenires {surveyed in November 2007). They cover a slightly larger area than
the town cenire boundaries (taken from the Local Flan) for both Ciitheroe and
Longridge, but is the same extent in Whalley. The GOAD plans provide an up-to-date
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Ribhie Vvalley Employment Land and Retall Study

Ribble Valley Borough Council
Table 78 ~ Retail Floorspace by Use Ciass
Clitheroe Longridge Whalley Total |
{ Uze Class No. (sqm) | Percent | No. (sqm} [ Percent | ¥a. {sqm) Parcent | MNo. (sqm)
LAt~ 138 73 59 & ' 28 65 225
[ Shops {21.989) 78 {9160} 73 . (3400) | 75 {34 558)
tA2- 21 11 14 6 | 6 4 1 4
| Professional/ (2657) 9 {1883) 13 i (538} 12 | (4858)
i Financiat :
ha - 15 8 12 13 8 19 35
yifsstaurants/ (1486} 6 (845) 7 l (529) 12 {2860)
! Cafes/Pubs* !
| Sui Generls 4 2 {3 3 | 1 2 8
l o7y | 2 1 (s78) 4 i (56) 1 {1329)
 Vacant 11 6 5 5 i 1
: (1459} 5 ~{372) 3 b i “831’,_J
Total 189 100 83 | 100 | 43 | oo 25
(28,288) 100 (12616) | 100 | (4537) | 100 {45 .436) J’

Source: Experian GOAD November 2007
*Data not avallable to be broken dowri imo AYA#AS use classes

8.68

9.69

8.70

9.71

As Table 78 shows, Clitherce has the highest percentage of premisesffloorspace

dedicated to Al ciass use (shops)

Longridge appears to have a slightiy higher percentage of premisesffioorspace
dedicated o professional and financial services (A2). BE Group's {2008} Lancashire
Town Centre Office Study found that A2 premises make up the majority of lown
centre office supply. An implication for the future may be pressure upon other retail
uses to change to A2 if financial and professional services realise an epportunity ic

ciuster.

Interestingly, Whalley has the highest proportion of premisesfficorspace dedicated fo
restaurants, cafes and pubs, which is creating a thriving emerging evening ecanomy.
Howsaver, as town centre space is constrained, this may incur pressure upon other
etail usaes to change 1o restaurants, puibs and bars. This could negatively impact
upon retall compaosition and incur a less sustainable mix of retaii types.

Clitheroe Market
Clitheroe is the only fown centre to have a permanent market. which consists of 41

outdoor cabins. Thase are ali reportedly fully occupied. There are a further 31 stalis,
which are pocupied on a seasonal basis and can be dismantled. The cabins and
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Ribble Valisy Borough Council

UX Rani| Retailer Ciitheroe wongridge Vhalley

4 | WOOLWORTHS Yes - -

5 | DEBENHAMS . - _

6 | JOHNLEWIS T - - i

7 | wHsMITH . ) -
.8 | BHS - ) -

o | Next . - -

10 | DIXONS . ; :

11 | SUPERDRUG ) -

12 | LLOYDS PHARMACY Yes Yes -
| 13 | WILKINSON B ; ;
; { CO-OP DEPARTMENT

14 | STORES . : -

15 | PRIMARK | . . ! -

16 | NEW LOOK ’ - - R
|17 | AV ) ; . ; T
16 | DOROTHY PERKINS 1 - ] T
| 19 | ROSEBYS o : - - _E

20 | WATERSTONES ! - . -

: Tl Wi
Sowrce: Facus Database 2008

it iz iikely that neither Longridge nor Whalley are large enough to support any other

top retaiiers, or other well-known brands. This is evident by the low market share

capturad by the towns {see section 80} Large refailers have enough market

influence to be able to have a store in a smail town shouid they wish to. Usually, the
reason they are riot present is either because there are no suitable reiail premises
{modern, with a large fioorplate) available or it is not economically viabie to do so
because the retail catchment populfation would not support a sfore. M&S Simply

Food has requiremant for Clitherce.

There is a need to balance the repressntation of national brands {who increase
market share) with local independent retailers {who provide individuality and
characier), A report by the New Economics Foundation in 2005, “Clone Town
Britain", found that 42 percent of towns in Britain are considered fo be clone towns - a
place wherz the individuality of the high street is replaced by a homogenous, non-
place specific array of national brands. Conversely, 33 percent are home towns - a

town with a high sitreet which is recognisable and distinctive. The remaining 26

percent were homs towns under threat. It is not known whether Clitheroz was

incivded in this study.
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8.82

£.83

9.84

8.85

2.86

Town Centre Zene A Rents Eitza/sqit
Longridge i 3250
Whalley : 35.00

Source: Focus Database and Peliys Commercial Agents

The 2008 Midsummer Report by Colliers CRE indicates that shop rents are falling at
their fastest rate in 15 years — by 3.1 percent nationally in the last year (ending May
2008). They are expected o fall by a further 15 o 20 percent in the next three vears.
Small, less affluent towns and high sireefs are expecied {o experience this change
more acutely, as the fall in consumer spending hits these locations the hardest.

riowever, this is the national piciure and the North West has held up well with rents

actually increasing by 1.8 percent in the last year. Cathadral cities and affluent

market towns are reportedly performing the best (Colliers CRE).

Vo test this scenario in the Ribble Vailey, iocal retail agents wers consuited. !n their
view, demand for retsi units in the Ribble Valley is high, particularly in Clitheroe. The
market is performing better than nearby Colne, Nelson and even Bumley. However,
iiis is dorninated by local independent refaliers seeking freehold premises, who are
willing o pay above market rates. Ii is still the case that very fetw national brands are
iterested in Ribble Valley locations (only &S Simply Foed have a current

raquirement),

The retailer survey found that a significant proportion of reteilers in Ciitherse (35
percent; own their premises, increasing fo 54 percent in Longridge and 54 percent in
Whailey. To meet demand, some have sven bought houses o convert to shops e.g.

Barrowford, as most of the properties being markeled are for rental oniy.

A review of recent property deals suggests that retail yields in Ciitheroe are in the
region of 8.00-8.50 percent, which is fairly high and reflects the riskier investment
faced by national brands choosing to iocate in Ciitherce. interestingly, vields are

iower in Longridge (4.0-4.5 percent) and \Whalley (4.5-5.0 percent), but based on so
few dzals it is difficutt to draw any conclusions from this.

Overall, this suggests thal due to the local nature of the retajl property market in
Ciitheroe, Longridge and Whalley {i.e. largely local, independent retallers with
freehold premises) the town centre is more immune to national changes in rents and
yields i.e. the low representation of national brands protects local retail rents to
changas in the national economy. However, the benefits of this need 10 be weighed

117
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9.2

9.93

9.94

9.85

£92m (2006). This includes £15m on food and drink and £20m on shopping. Across
Lancashire and Blackpool, this is lower in only three other districts (Rossendale,
Pendie and Hyndburn) &nd so is not that high. it represents just below four percent of
Lancashire and Blackpool's total tourism revenue. it cannot be split down to spend
caplured by each town but shows that the refail economy is significantiy boosted by
non-goods spend. Howaver, tournist spend is important lo the Ribble Valley econamy
as it exceeds estimated househoid spend on comparison goods.

Business Confideiice
Retailers were asked whether their trade (or turnover) had changed in the last four

years. This is a useful indication of change in the focal economy as well as retailer

confidence in coming years.

Table 82 — Change in Retailer Trade {over last four years)

Change in Trade Tov;m centre'nﬁ;t;iﬁjﬁércent
(turnover) > ] = f

GClitheroe i Longridge ! wWhalley
Increased 32 €0 | 56
No Change 28 2B i ko)
Detrease o 12 5

Saurce: BE Group 2008

Table 82 shows that by far, a greafer proporfion of retailers in Clitheroe have
experienced a decline in frade (40 percent) compared to 12 percent mn Longridge and

six percent in Whalley.

Conversely, most retailers in Longridge (60 percent) and Whalley (56 percent) said
that their trade had increased in recent years — both posilive signs for each town
tenire. For Longrdge, this has not changed since 2004, when 87 percent said they

were confident apout future trading.

Three shops (five percent) in Clitheroe are considering closing/relocation from the
town centre within the next 12 months. They have been in Clitheroe town centre for
17 years, 8 years and one year respectively. The reasons staled for closing are
falling trade, too many similar shops and expensive business rates. One shop is

considering moving from Whailey town centre, having been there for three years, as

the location s coneidered to be poor. No shops were reported to be closing in

Longridge in the near future, On the whole the proportion of business closures do not
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2.100

encourage visits to the town centre other than for necessity.

Clitheroe, by far accommodates the largest retail economy in the Ribble Valley.
Despite this, it is showing signs of decline {aithough Zone A rents and demand for
shop units remain high), Retailers are witnessing a fall in shopper numbers and a
decline in trade. This wili be comgpounded in coming years as nationally, consumer
spending is curbed by tne credit cruncn. For its size, it captures a very low market
share of retail spend fiom the caichment and is overshadowed by the retall
econamies of Preston, Biackbum, Bumley, Accrington and Nelson. Its retail economy
is dominaies by spend or convenience goods and is the main reason shoppers visit
the town. More peopie appear fo be visiting the town centre out of necessity rather
than for an experience. Retailers’ main concerns are the poor vaiiety of shops and
lack of nationa! retailer representation. Demand is high for retail units but only from
iseal, independent retailers sesking freshold. A significant propertion of retaiiers own

their shop premises.
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survey found that eight percent of businesses in the Ribble Vailey are seeking

altesnative premises. All those sampled wish to remain local, but cannot find

appropriate premises (due to expense, iocation and quality). There s a need to
provide more opportunities o encourage such businesses to stay in the Ribble Vailey.

Tha industriai sector is much stronger than the office market and despite deciining
nationally stili generates a good levei of enquiries fo} the Ribble Valley, Schemes are
very weli occupied, with the exception of Time Technology Park. Up-to-date
information could not be obtained for Time Technology Park despite the landowner’s
claims that # is betier occupied than suggested here. Although this data wouid be
useful, conclusions made here would change little. I the landownar’s cfaims are true
and iess floorspace is vacant {15 percent compared {o 58 percent), then this would
oniy strengthen the demand picture in the Ribble Valley. The landowner appears to
be positive about the demand picture as he has recently secured planning permission
to buiid a further 1768 sqm of industrial space. A large re-investment programme is

also planned at Time Technology Park.

10.5

10.6 Despite the strong markat, patential deveiopers zre hoiding back from speculative

schemes due to changes in the national economy (ses Annex Report and the new

business rate payment regufations for empty premises. Also, some landowners

aspire to residemiai development for its higher land values, which is particularly
sought on land with expected high remediation cosis.

10.7 Wiost of the existing industrial supply is very weil occupied. A shortage of avaifable
premises and few new developments coming forward is constraining economic
growth in the Ribbie Valley. The right size range is available but very few are
freenoid, of good % moderate quality or in preferred locations.

The office sector is imporiant locally (with a number of successful rural schames) but

10.8
Levels of office =nquiries are very

does not attract regioral or nationai investment
jow compared to neighbouring districts, largely due fo the lack of prominent office

locations and modem premises. However, rural office schemes are very well

occupied suggesting fhere may be latent demand, particularly for rural workspace

schemes which are achleving good rents. It should also be noted that the Ribble

Valley accommodates a very low proportion of office premises in its town centres
{only 20 percent) when compared to other L.ancashire districts.
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Ribble Valley Employment Land and Retail Study
Ribble Vaigy Borough Council

10.14

10.15

10.18

10.17

Simonstone. There is clearly a lack of Jand available to promote new developments

despite the success of Link 59.

All of the existing eleven sites are brownfield with the exception of one — Twin Brogks
Farm. The brownfield sites at Barrow Brook Business Park (former Printworks) score
the highest in terms of location, ease of delivery and marketabilty. The condition of
the brownfieid site at Chapel Hili, Longridge lends itself more tc residential use. Only
two sites support Key Service Centre economies — Chapei Hill at Longridge and

Salthill Industriat Estate at Chtheroe.

The sllocated Chapel Hill site at Longridge is unlikely to come forward for
deveiopment due to its poor location, remediation issues, existing leasehokd interest
and owner aspiraticns for housing. it is likely that only residential values would make
this site’s development viable. if the 1.78 ha sffected does not come forward, the
Borough's land supply falls fo 13.55 ha. More importantly, this leaves Longridge

without any employment tand for the future.

Based on take-up rates over the last ten years (1.07 halyear), a further one ha is
needed in the Ribble Valley in addition to the existing supply. Incorporating a buffer
and discounting land at Chapel Hill, Longridge, the leisure and housing aspirations at
Bamrow Brook generates & reguirement to identify six ha, ideally for industriai
accommodation, to cater for employment jand take-up in the next ten years. This is
supported by the JSLP (based cr a 25 ha requirement in the Ribble Valley by 2018},

which identifies that a further 4.50 ha is needed.

Realistically, 3.78 ha is available (having excluded land likely o go to other uses) and
most could potentially be developed in the first half of the LDF period for offices.
There is not enough employment land of the right quality, in the best locations, suited
to appropriate uses in the Borough up until 2018 o mainiain, yet exceed axisting
jevels of economic growth. More iand is needed to meel demand for industrial
premises. There is a need to compensate for existing employment areas lost fo other
uses, which could include the Primrose site (6.47 ha) in Ciitherce. The future of
Primrose industrial Estate is directed towards residential not employment use.
However, because of its proximity to Clitheroe town centre, i would be highly
appropriate o promote some live/work space, with emphasis on office or service

industry activity, compatible with a residential area.
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Ribble Valey Employment Land and Retail Siudy
Ribbie Valley Borcugh Council

10.23 Clitheroe, by far accommodates the largest goods-based retail economy in the Ribble
Valley (approx. £59m}). However, it is showing signs of decline (despite relatively high
Zone A rents reflecting demand for shop units from local traders}. Retailers report a
fail in shopper numbers and a deciine in trade. This couid be compounded in coming
years as nztionally, consumer spending is curbed by the credit crunch. For its size,
the town captures a very low market share of retail spend from the catchment and is
overshadowed by the retaif economies of Preston, Blackburn, Burniey, Accrington
and Neison. s retai economy is dominated by spend on convenience goods at its
three supermarkets and is the main reason shoppers visit the town. Wiore people
appesi (o be visiing the town centre out of necessity rather than for an experience.
Relailers' main concerns are the poor variety of shops and lack of national retailer

representation to draw more pecple in.

10.24 The capacity assessment identified that a further 14,919 sqm of retail floorspace
{soods basad) is needed in the Borough by 2018 for i to maintain its existing market
share. Most of {his is required in Clitheroe, being the largest of the three towns and
for non-bulky corrparison goods Of immediate concern is how best to support the

waning retail market in Clitheroe.

Finally, it is important to bear in mind that these conclusions reflect existing market
conditions as at July 2008. Should these shange, depending on the magnitude of the
current recession, conclusions and recommendations couid differ significantly. An
Annex Documert has been provided with this report. This summarises current
national ecoromic changes during 2007/8 and their likely impact on the Ribble Valley

10.25

economy and findings of this report.
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Ribble Valiey Empleyment Land and Retall Study

Ribbie Valley Borough Council

11.6

11.8

the Ribble Valley. New schemes should aim to deliver industrial units in the region of
100-300 sgm with potential grow-on space. They need to be of maderate quality,
affordabie and frechold as at Link 59 and Mearley Brook Business Park. The Ribbie
Valley has the pclential {o suppori economic growth in the Central Lancashire City
Region, as sites alcng the W65 corridor in neighbouring districts becoms busit out.

Ten potential new employment sites have been identified through a trawl of sites
included in the 2006 Setflement Audit, together with 'candidate sites’ put forward for
housing. These ‘otal 61 ha and are summarised in Table 83. Plans are included at

Appendix § and a deiailed analysis is included at Appendix 15,

In assessing the sites, considerafion has been given to their capacity to satisfy market
demand (accessibility, moderate guality, development consirainis} balanced against
the need to identify sustainable employment solutions (near to town centres, transport
options, brownfield remediation). There is a need to balance the two, to deliver
accessible employment sites that wiif both setisfy market requirements and support
town centre economies and lead to sustainable, local economic growth,

The potential land supply far exceeds the Borough's current ten-year requirement of
six ha. Scoring ai ten sites helps o seiect those that are most attractive to the
marke!, accessible and developable in terms of size, shape, location and consfraints.
Based on this criteria, the top three sites are Land at Thurstons, Mellor Breok; Admirat
Taverns {and adjoining Barrow Brook Business Park; and ianc that could form an
extension tc Salthif industrial Estate. Together, they totaj 31 ha. [dentfication of @
new employment site in Longridge, shouid also be prioritised in order to support the

town’s growtn.

Land at Thurstons, Mellor Brook couiid be devsloped for industrial premises reletively
quickly but is restricted by owner aspirations for heusing. Located on the A39, the
site could provide valuable empioyment opportunities in Mellor Breok (in the region of
72 industrial jobs). s use could complement the BAe Samiesbuiy site and
Aerospace Park proposai which is adjacent. Due to its rastricled size, the sife would
be beiter brought to the market as land for sale {o a single occupier rather than
developed as a multi-let scheme. RVBC may need to negotiate with the landowner to
bring the site forward for employment rather than residential, but there is no reason
why this need not be a private-led scheme, without public intervention.
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Ribble Vailey Employment Land and Retai! Study
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1118

71.20

11.21

11.22

accessing support services, and a further ten percent would like more public sector
help with development and planning issues. As such, there is scope to market

business support services more widely, in particular ta retailers whe seem to be

experiencing a period of decline. This could be incorporated info an investment
marketing campaign to promote the Ribble Valley as & great place to start a business,

building on its ability to incubate entrepreneurial, knowladge based, business start-

ups.

Lastly, there is a need to continue support and facilitation of rural workspace
particularly as part of farm diversification. Existing schemes are well occupied in the
Ribble Valley and support entrepreneurial business start-ups. They are particutarly
suited to small office basedflight industria businesses such as creative industries,
witich cover a broad spectrum from artiss, fo media consultants to engineering. In
coming years, the economy expects an explosion of small businesses and Ribble
Vailey has ample assets to be able to accommodate this. However, there is a need
to pre-empt demand (latent) and support the development of specuiative schemes as
Lancashire Rural Futures has facilitated in the past. There is aiso a need to address
the challenge of effective provision of broadband in the rural areas of the borough.

Actions
i+ iz therefore recommended that the Admiral Taverns land at Barrow Brook

{greenfieid} and land south of Chapel Hill at Longridge (greenfield/brownfieid) are
pricritised for deveiopmen? led by the public sector. In tetal, this delivers 7.17 ha,
more thar: the ter-year requirement te 2018,

‘The foliowing sites should be retained for future employment use in the medium to
long term (five to ten years):

Extension to Salthili industrial Estate (greenfieid/rownfield) for industrial
(2'thcugh long-term output, site praparation should begin when feasible)

: and at Thurstans, Mellor 8rook {greenfield/orovmniield) for offices/industrial
Friendship Mill and land adjacent {greenfield/browntield) for mixed-use

Sidings Businass Park extension (greenfieid) for mixed-use/indust:ial,

[

Three further sites should be retained for employment use in the long term (fen years
plus, two of which may require significant remediation):

Auction dart, Gisburn {orownfield) for mixed-use

L and at Petre roundabout, Langho {greenfield) for office/industrial

o
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Ribble Valley Employment i_and and Retail Study
Ribble Valley Borough Council

11.30

11.31

11.32

11.33

would attrac! key retail brands. Working with an anchor store such as M&S Simply

Food (who are interested) could kick start the market.

The retail capacity assessmant identified the potentiai to accemmodate up to 6000
sqm in Clitheroe fown centre. This could consolidate and strengthen the tfown centre
retzil offer. RVBC and LCDL should look at land assembly options and potential sites
for masterpianning, which could inciude land in end arounc New hiarket Street and
regeneration of the market site. Clitheroe needs fo work very hard to mainiain its
existing share, considering the rate of refail growth expected in Preston, Biackbum,
Accringtorn and Burniey generated by propoesed new town centre deveioprments.
improving the amount and quality of retail floorspace is the key oppoiturity available
tc achieve this. Otherwise, Clitheroe will continue to significantly lose retail spend to

areas outside of the Ribble Valley,

However, any potentiai developmen: scherne would need to be carefully done 1o
enhance the town centre’s character and protect it from ‘clone town’ status. There is
& need for & vision that incorporates public realm and building design in keeping with
the town's heritage and architecture. This shouid be explored as a priorily.

RVBC and LCDL should also consider pedestrianisation (except for deliveries} of
pars of the town centre (e.g. Castlegate and the top of King Street} as part of any
visioning process. Atthough this was not suggested by the majority of retailers and
households, evidence from other mariet iowns {e.g. Kendal) is thaf this can be very
successful. Pedestrianisation wouid curb a number of cancems identified by retailers
and households — traffic congestion and poor pedesfrian mobility, which could

become worse in coming years.

Retail growth in all three key service cenires could be supported through other
initistives including shop local campaigns which would encourage househclds to
support their local economy and reduce leakage from the borough. This would also
a'ign with pricrities o support specialist foed producers in the wider area, for example
the Forest of Bowland and Nibble in the Ribble initiatives. This could be prometed
through town centre markets and events {on pedestrianised streets) to complement a

targeted advertising campaign.

Actions

11.34 This could be achieved through the following actions:
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Ribble Valley Employment Land and Retail Study
Ribble Valley Borough Councit

planning policy, particularly so due to the polarised nature of the Ribble Valley
businesses and the continuing importance of the industrial sector fo its
economy

iess prescripive policy in relation tc faciltating rural werkspace and
recognition of its wider benefits to sustainable rural communities

Synergy across public sector policies with regard to the promotion of rural
workspace, home working and five/work space

Scope to improve the collation and monitoring of employment iand take-up,
which is befter prepared to inform future planning policy and econgmic

development rationale
A need to draw up town cenire boundaries for Ciitheroe, Longridge and

Whalley and associated fown centre policies

A need !c diferentiate between A1 retail uses.
assess the contribution of both comparison and convenience. Where there is
ar. imbatarce, planning poiicy requites a too! to be able o intesvene — a
balanced mix will land #tself more to sustainable ruraf communities.

Vitality and viahility tests
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Regenerate

-Mw__(, ,..a
Penfiine Lanicasiiire

Demand aind Vishiiity Report

former HJ Berry & Sons site, Chipping, Ribble Valley BC

1.0. intreducticn & Background

1.1 Regenerate have been asked by 53N {Bursdand) Lid., the owners of the fores
HJ Berry & Sons site, to contribute towards the Demand and Viability Report
being led by Molan Redshaw.

1.2. Specifically, Regenerate were asked to provide details from their land and
property database in terms of past and predicted future demand for

amployment srd offices, as well as an interpretation of relevant demand and

Tprasiviny studies.

1.3. Statistics for the demand of commercial property are taken from the Evoiutive
proparty and ciient menagement databese. The database records and provides

custormised advice o clients an the range of industrial, commarcial, retail and
other non residential sites and prernises that are actively available to lease or
aurchase within Ponning Lancashive. The serviee 5 accessed wia contacting
Regenerate Pennine Lancashire, via the Regenerate website which each of the
six Boroughs in Pennine Lancashire is linked to. The maintenance of the
property information is the responsibility of each of the mndividual borough
councils, therefore anomaties may occur.

1.4. The enguiries that have been received have huen received vis the website, by
telephone, previous dealings or referrals. The amount ¢f enquiries have
increased in wear I0L0/2011 muinty due to the Regenervals website becaming
active and the involvement of Regenerate Pennine Lancashire servicing some
of the Ribble Valieys enquiries. In 2003/2010 the website was closed down at
the beginning of the year, which the Ribble Valley refied upon for the majority
of enguiries.

1.5. Higher demand of unspecified enquiries has been recorded than a specific size,
due to clients entering their own tata on the website. Dependant on what
field clients complete will depend on what information is recorded. The figures
quoted are also based on an average size searched for and also may not be just
relzted spectfically to the Ribble Valley, enquirers may have carried out a multi
borough search.

1.6. The general trend due to the current economic climate is the rise in available
premises in the majority of sectors and a fall in the level of enguiries.

This report is written in relation to the tisted Kirk Mill and the associated Kirk
Mills complen. It dows net refer 1o the other land and asssis owned by 53N

i
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2.1

2.2,

23.
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31

3.2.

33.

4.0.

4.2.

4.3,

5.0.

5.1

5.2.

{Bowiand) Ltd., that forms part of the wider site.

Demand Statistics — Industrial Space

Figure 1 {(attached) provides statistics on demand for ‘industrial’ space in Ribble
Valley Borough Council (RVBC) for two separate periods.

In the period 01.04.09. - 31.03.10. there were a total of 29 enquiries totalling
more than 50 million sqft of space. In the period 01.04.10 — 31.03.11. the
number of separate enquiries was higher totalling 43, but the amount of space
was just over 250,000 sqft.

The emerging statistics for the first two months of this financial year indicate a
fall in the number of enquiries and a fall in the amount of space being
demanded (pro rata), across RVBC. This is in line with a general downturn in
demand for industrial accommodation across Pennine Lancashire.

Carnand Statistics ~ Office Space

Figure 2 (attached) provides statistics regarding demand for ‘Office’
accommodation in RVBC for two separate periods.

in the period 01.04.09 — 31.03.10., there were a total of 22 enquiries totalling
nearly 64,000 sq ft of space. In the period 01.04.10 — 31.03.11., the number of
enquiries was higher totalling 35, but the amount of space was just over 14,0C0
sq ft.

The emerging statistics for the first two months of this financial year indicate a
fall in both the number of enquires and the amount of space being demanded
(pro rata) across RVBC. This is in line with a general slowing down of demand
for office accommodation and a rising amount of vacant office space across

Pennine Lancashire.

Damand Stztistics — Leisure & Tourista Space

. Figure 3 (attached) provides statistics regarding demand for ‘Leisure & Tourism’

accommodation in RVBC for two separate periods.
in the period 01.04.09 ~ 31.03.10., there were a total of 14 enquiries totalling

nearly 60,000 sq ft of space. In the period 01.04.10 — 31.03.11., the number of
enquiries was higher totalling 25, but the amount of space was jus over 5,000

sq ft.
The emerging statistics for the first two months of this financial year indicate a

reversal in these trends. There seems to rising numbers of enquiries relating to
leisure space. This is not in line with leisure demand across Pennine

Lancashire.
Pramises Currenths or: the ifarket — Various

Figure 4 (attached) provides statistics regarding what is currently on the raarket

for Industrial, Office and Leisure & Tourism in RVBC.
Regzrding industrial, there is currently [ittle on the market for very small and
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5.3.

54.

6.1.

6.2

Wi ]
L

6.4.

5.5.

6.6.

— =, e e = s —

very large premises. In this regard, we believe that there is currently a good
araount of industvial currantly aeailable, of 3 gocd range of sizes.

There isn’t much Leisure & Tourism space available. What comes onto the
magrket tends 1o get taken wp guite quickly, From thiz we deduce thal there is @
viable market for more leisure & tourism space being brought onto the market.
There is quite a lot of Office space currently on the market in RVBC. The
statistics do not identify where the office space is located, its quality or its cost.
The space tends to be traditional office accommodation mainly below 3,000 sq

ft.

[RCHELS

Trends & Emerging Grewth Sectors

From the statistics Regenerate has provided, there sezmns (o be a clesr and
common trend for falling demand for office and industrial within RVBC, This is

hackad vp in the Ribixe valey conomic Rewiew 2008 (txacutive Swmmary

attached as Appendix One — see page 7). The pattern though is not consistent
across the Borough. For example, we know from our current work in Longridge

thay there is 2 sirong focslisen demand for mare industrial sguce Almed
towards food and agricuitural diversification.
We consider that there will be demand for industrial but it will depend on

location, accessibility, quality and cost. The former HJ Berry site in Chipping is
not well located for HGV and other heavy vehicle movements. its quality, being

mostiv conrete slab and fisted former Ml equally does not essily suit
[N AP S YU [P SR [P LY W
industrizgl demand requirernenis,

Y T M pewes | o2g Foigns thiesrs ip 2 T 3
ACrars Fanning lancashity thadve o ¢ graving

a

The office markat 5 unvsuel,
surpluy of reasonakly well priced and located office scownmodation. Dwemar
rapped off considarabiy ower the last

L 4
for this tyne of genaral office space has orag ;
2 yeors and we predict further over supply n the market gver the next 12
months. However, the enquiries that Regenerate deal with are requesting

more specific end user needs and requirements. Regenerates Business Support

<
-ir

activhiy has contriluted towards @ SUCEE I DEW CUSINESS STAr Lo
Thera 198 boen 4 surge in business growth In specialist terget sectors intluging
food & drink, tourism, advanced manufacturing, health, creative and digital

across Pennine Lancashire. This, combined with rising costs of travel mean that

a new domand for bespoke, high guaiity offics smcommodation et hes

aacalient communitaiion Tachnology s beginning to emerge. Brosdly, this was

gt report for Entorprise 4 Al who comnmizsioned

the finding of our oo
fegenerate to fook st potential demand for @ new high growth / high value

business centre.

In this regard, there could well be demand for a high quality office conversion
in Kirk Mill, if it was targeted towards growth sectors and had other locational
factors necessary.

Leisure & Tourism is definitely 2 business growth area in Pennine Lancashire.
Businesses in Ribble Vailey are well placed to caphtalise on a growing trend
towards leisure, food, sport etc due to its very high landscape guality and
dynamic rural businesses. Just one very good local example ie the Bashall Barn

o &'

Ffood and business destination’ just a few miles fram Chipping




&.7.

6.8.

7.0.

7.1

The key to providing leisure and tourism premises is to have a clear end user in
mind and being prepared to be creative in terms of creating new business
opportunities. Ideally there should be excellent supply chain linkages into local
businesses so that the new leisure and tourism offers compliment rather than
compete with existing local businesses.

Regenerate believes there is a very strong opportunity for leisure and tourism
demand in Ribbla Valley and Chipping in particular.

Conciusions

The associated Kirk Mills complex is no longer suitable for a viable industrial or
office use. it could provide viable employment from leisure / tourism as they
are growing employment sectors across Pennine Lancashire. Kirk wiill could
provide targeted office accommodation for growth sectors but it mzy need to
be subsidised in some way to make it commercial.
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Figure £

RE_Jlerate

I’e'lmnﬂ Lancasnire

Properties Currently on the Market - 2™ June 2011

Market Status AVAILABLE
Units: Industrial, Leisure & Tourism, Office
'District / Location: Ribble Valley

| Unit Type Band Name Total Area Dimensions No. Of Units
Inclustrial 0-909 sqit ¢ SgFt 0
¢ SqM
1000 - 2999 sgft 13939 SqFt B
1295 Sght
3000 - 4999 sq f 17965 SqFt 4
1669 SgM
5000 - 9828 saft 23455 SgFt 3
2179 SqM
10Q00 - 24899 sqft 38131 SgRt 2
3543 SqM
25000 + sq ft 0 SqFt )
0 SqM
Total 93490 SqFt 15
9686SqM
Unit Type Band Name Total Area Dimensions No. Of Units
Leisure & Tourism Less than 898 sq ft 0 SgFt 0
0 SgM
1000 - 2999 sq it 1496 SqFt 1
139 SgM
3000 - 4999 sq ft 0 SqFt 0
U SqM
5000 - 9999 sq ft 0 SgFt 4]
0 SagM
10000 - 24893 sq ft 0 SqFt 1]
0 SqM
Over 25000 sq ft 217868 SgFt !
20250 SgM
‘ Total 219465 SqFt 2
20389 SqM
Unit Type Band Name Total Area Dimensions No. Of Units
. Office 0-999sqft 4498 SqFt i1
418 SoM
1000 - 2983 sq fi 9085 SqFt <]
844 SqM
3000 - 4999 sq 8756 SgFt 2
B14 SgM
5000 - 9999 sq ft 0 SgFt [1]
0 SgM
10000 - 26999 sqg ft 10102 SqFt 1
939 SgM
25000 +sqft 217869 SqFt 1
20250 SgM
Total 250412 SqFi 20
23264 SqM

P —— "

L
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Appendix 10



Chipping — Assumptions for Development Appraisal

Mote i

In the timescales we have assumed that construction can begin immediately and that the
whole construction phase will take six months. We have assumed that the new industrial
units would be actively marketed during construction, but we would still anticipate a six
month letting void upon completion of the construction phase. We have assumed that
the investment would be actively marketed «nd w2 would expect a sale o be achieved
once all the units ara fuily ist

Note 2

The rate of VAT is 20%. Vs would expect any developer to be VAT registered mrid
therefore, VAT is 1y recoverable.

Mots 2

We bebave (gt the market reniai levels for units of this size wouid be in tha region of
£3.75 per sq ft on the 10,000 sq ft units, £4.75 per sq ft on the smaller units and we have
assumed a general figure of £5.00 per sq ft on Old Kirk Mills. On the basis that 2!l tha
tenants would take a five year lease with no break clause, a six month rent free pavige
woidls ba expected. A 10% yield has been placed or each of the units.

Py % costs at 5.75%. This figure is the standard industry norm.

ol g o
urnhas

Note &

The total siig area of the Witk Milis complex is 3.42 zures. Old G Wil s situated on a
plot of 0.231 acres. We believe that an acceptable net developable area is 30%, owing
to the tight access. Old Kirk Mills is a Grade |l fisted building and so must remain on site.
Therefore, 30% of development on 3.42 acres allows for 45,000 sq ft of industrial space.
We have assumed a scheme consisting of two units of 10,000 sq ft and five units of
5, 000 sq ft on the available space. We believe that industrial land values in this area (for
a standarg emplovment site without constrainis) would be £200,000 per acis

Note 6

The fived land vaiue of £734,000 means thet Stamp Duly would be ahargsd a2t 4%,

Note 7

We have zssumad £20,0038 for the planning application.



Note 8

We have assumed construction costs of £51 per sq &.  This figure is taken from up-to-
date construction costs carried out by Poole Dick Associates (Quantity Surveyors) for a
similar scheme and carried out on behalf of another client which was submitted to Bury

Council in early 2011. The construction costs include substructures, superstructure, site
works and preliminaries. The size of the units is given as a gross external figure (GEA)

The costs for Old Kirk Mills were provided to us by Glenn Turnbull of Crowther Turnbuil
Booth and are attached at Appendix 11. This is a listed building and the total cost of

refurbishing it exclusive of VAT are £768,443.75. This equates to £57.88 per sq ft. The
size of the unit is given as a GEA figure.

Note 9

Developers contingency of 5% is the industry accepted norm.
Note 10
Demolition costs include asbestos removai.

Note 11

We would expect the local authority to want a section 106/278 to be put in place for off
site improvements. We have estimated a figure of £100,000.

Note 12

Flood defence figures have been provided to us by Weetwood Environmental and are
set at £500,000 (draft figure).

Note 13

These fees are the standard indusiry norms.



Nolan Redshaw Lid

Development Appraisal

Kirk Mills
Chipbing

Mear Frasion

Report Date: 04 August 2011

Prepared by Nulan Redshaw



[TIMESCALE & ASSUMPTIONS|

" MOLAN REDSHAW LTD|

Timescale {Duration in months) — o7& 4

Project commences Aug 2011

Phase 1

Stage Name Duration Start Date End Date
Phase Start Aug 2011

Construction & Aug 2011 Jan 2012
Letting -} Feb 2012 Jul 2012
Phase End Aug 2012

Phase Length 12

Project Length 13  (Imcludes Exit Period}
Assumptions

Expenditure

Professional Fees are based on Censtruction

Purchaser's Costs are based on Gross Capitalisation
Purchaser's Cosis Deducted from Sale {Not added to Cost)

Sales Fees are based on Net Capitalisation
Ssles Faas Added to Cost {Not deducted from Sale)

Receipts
Show tenant's true income stream

Offset income against development cosls
Rent paymant cycle
Apply rent payment cycle to all tenants

Renewa! Void and Rent Free apply to first renewal only

initiz! Yield Valugton Method

Default Capitaiisation Yield

Appiy Default Capitalisation fo All Tenants

Default stage for Saie Date

Allgn end of income stream to Sale Dale

Apply align end of income stresm tc all terants
Vhen the Capital Valus is modified in the cash flow
Valuation Tabies arg

Rent Free method

Finance
Financing Method
Interest Compounding Period
Interest Charging Period
Nominal rates of interest used

Calculate infarest on Payments/Receipts In final period
Include interest and Finance Fees In IRR Calculations

Automalic Inter-account transfers
Manual Finance Rate for Profit Erasion

Calculation
Site Paymants
Cther Paymants
Negative Land
Recaipts

initial IRR Guess Rate
Minimum [RR
Maxdmum IRR
Manual Discount Rate
IRR Tolerance

LefHting and Ren! Review Fees are calculated on

Development Yield and Rent Cover are calcuiaied on

Include Tenants with no Caplial Valua
Include Turnover Rent

Net of Norn-Recoverable costs

Net of Ground Rent deductions

Anchored To

Pre-Construction End
Paost Development End

Cn
Ooff
Quarterly (Adv}
On
Off

Off

0.0000%

Off

Off

Off

Cn

Recaleutate the Yield
Annually in Arrears

Dafer start of Tenant's Rent

Basic {interest Sefs}
Quarterty
ionthly

Off
Off
Off
5.500%

in Arrears
In Arrears
In Arrears
I Advance

8.00%
-100%
82898%

off
G.001000

Net of Deductions
Rent at Sale Date{s}
Cn

Off

On

On

File: SAClients\Clients A-EVA - Numbersi&3N - C§10'Cripping\Misc\New Development Appraisal 04.08.2011.wef

ARGUS Developer Version: 4.05.001
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Asspmptions

Say of Banl AdbitieosDngts

LR

Recove:y Cyc!e euery
15t Recovery Month
VAT Calcuiations in Cash F

Residual
Land Cost Mode

Cietribution
Consiruction Payments ars paid on
Sates Receipts are paid on
Saies Daposits ars paid on
interest Sets

03 T E

On

Fixed Land Value

S-Curve
Single curve
Monthly curve

Do Fats Cradif Rate Manthe Start Date
3.050% 0 000% Perpetuity  Aug 2041
Looan Bel §
Debit Rate Credit Rate Months St Lot
0.000% 0 950 Perpetuity e 2851
Inflation and Growth
Growth Sets
Growth Set 1
fgtinn/Growth ke this sel 5 caloulated in arrears
Ty ot is rof menped
Haie Months Start Date
1.000% Perpetuity Aug 2011

Inflation Sets

infiation Sel 1
infation/Growth for this set s celnsiated 0 arrasry
Thiz set iz noi gtapped

Rate I
.000% Koroptaity

iy Siort Dare
Aug 20717

Fite: SBiCilenis\Ciiants A-E\A - Numbers\i3N - G 10\Chipping\ivistiNew Diavelopment Appraisal 04.08.2011.wef

ARGUS Daveloper Version: 4.55 001
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[APPRAISAL SUMMARY | T T T NOLAM REDSHAW LTD)

Summary Appraisal for Phase 1

REVENUE w~NoOTe 3

Rental Area Summary ft= Rate f* Gross MRV
UnitA 10,000 £3.75 37,500
Unit B 10,000 £3.75 37,500
Unit C 5,000 £475 23,750
UnitD 5,000 £475 23,750
Unit E 5,000 E4.TS 23,750
Unit F 5,000 £4.75 23,750
Unit G 5,000 £4.75 23,750
Ofd Kirk Mills 12,069 £5.00 60,345
Totals 57,068 254,095
Investment Valuation
Unit A
Market Rent 37.500 YP @ 10.0000% 10.0000
(Oyrs 6mths Rent Free) PV Oyrs 6mths @ 10.0000% 0.9535 357,548
Renewal Rent Free (37,500)YP Oyrs 6mths @ 10.6000% 0.4654
PV Syrs @ 10.0000% 0.6209 {10,835)
346,712
Unit 8
arket Rent 37,500 YP @ 10.0000% 10.0000
(Cyrs 6mths Rent Free} PV Oyrs 6mths @ 10.0000% 0.9535 357.548
Renewal Rent Sree {37.500)YP Oyrs 6mths @ 10.0000% 0.4654
PV aws @ 10.0000% 0.6209 {10,836}
346,712
Unit ¢
Market Rent 23,750 YP & 10.0000% 10.0000
{Oyrs Bmths Rent Free) PV Oyrs Emtns @ 10.0006% 0.9535 226,447
Renewal Rent Free {23,750)YP Oyrs €mths @ 10.0000% 0.4654
PV 5yrs @ 10,0000% 1.6209 {6.863)
219,585
Unit D
Markst Rent 23,750 YF @ 10.0000% 10.0000
{Owrs Bmths Rent Free; PV Oyrs 8mths @ 10.0000% £.8535 228,447
Renewa! Rent Free (23.750)YP Oyrs 6mths @ 10.0000% 0.4654
PV Byrs @ 10.0000% 0.620¢ (6,863)
219,585
Unit E
Market Rent 23,750 YF @ 10.0000% 10.0000
{Oyrs 6mths Rent Free) PV Oyrs 8mths @ 10.J000% 0.8538 226,447
Renewal Rent Free 123,750)YP Oyrs §mths @ 10.0000% 0.4654
PV Syrs @ 10.0000% 0.620¢ (6,863)
219,585
Unit F
Market Rent 23,75C YP @ 10.0000% 10.0000
(Oyrs 6mths Rent Free) PV Oyrs 6mths @ 10.0000% (.9535 226,447
Renewal Rent Free {23,750)YP Qyrs 6mths @ 10.0000% 0.4654
PV Syrs @ 10.0000% 0.6209 {6,863)
219,585
Unit G
Market Rent 23,750 YP @ 10.0000% 10.0000
(Dyrs 6mths Rent Free} PV Qyrs 6mths @ 10.0000% 0.8535 226,447
Renewal Rent Free (23,750)YP Oyrs 6mths @ 10.6000% 0.4654
PV 5yrs @ 10.0000% 0.6209 (6,863)
219,585
Qid Kirk Milfs
Market Rent 50,345 YP @ 10.0000% 10.0000
(Oyrs &mths Rent Free) PV Oyrs 6mths & 10.0000% 0.9535 575367
Renewal Rent Free (60.345)YP Oyrs 6mths @ 10.0000% 0.4654
PV S5yrs @ 10.0000% 0.6209 {17.437)
557,930
2,349,277
GROSS DEVELOPMENT VALUE 2,349,277
Purchaser's Costs NoTe & 575% (135,083)
2,214,194

NET DEVELOPMENT VALUE

Fila: S\Clients\Cllents A-EA - Numbers\53N - C610\Chipping\WWisciNew Development Appraisal 04.08.2011.wcf
ARGUS Devaloper Version: 4.05.001
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g4

2YTLeY
AC0QUBTION 3TE
Fixed Price {.) 86 At, es £200,546.45 pAcre) Mo Te, 5 254,500
b'amp Tty o ‘ 4 00% 29,360
Agent Fee 1.00% 1,340
legal Fee - = G.50% 3670
Town Planning ™'~ ¥ 30,000
794,370
CONSTRUCTION COSTS /0T G
Construction e Rate #* Cost
Unit A T o0 £51.00 £681 00GG
Unit B 00 £51.00 581.00
Umit S - ¢ £51.00 285,500
Unit D & 5AK £51.00 85,502
UnitE 8800 £51.00 280,500
Unit F 5.500 £51.00 283,500
Unit G £.50 £51.00 233,550
Qid Kirk Mitls 15,276 £57.88 763,444
iotais. e 82078 3,282,944 5,482,844
Developers Contingency  7.07¢ 9 A% 164,647
Demolition poTe¢ (0 150,000
StatutorylA o . 11 100,000
412,647
YARar Sonstriction
Fioosd Defernges oo % 500,00
LUGOU0
FROCISSIONAL FERE
Architect &.00% 131,718
Quantity Surveyor T 7E% 57,627
Structural Engineer 1.75% 57,627
Meaach./Elec Engineor 1 50% 49,394
Profect Manager 2.50% 65,859
C.0 Manager 1.20% 6,586
463,816
MARKETING & LETTING VU 0
Letling Agent Fee 0 00% 25,410
Letting Legal Fee 500% 12.735
i 38.0174
DISPOSAL FEES /i
Saies Agent Fae 1.06% 22142
Seies Legal Fee T 5% 11,041
33,293
WAT
Tolal Fac 645,581
Totai Recovergd {645,581}
TOTAL CUSTS 5442 008
PROFIT
{5,227 664}
Fartormancs Mangures
“roftt on Cest% {38 311
Frofis an S0V% 37 AN%
Frofit on NIV {185 781%
Seveiopmiant Vield% (vs Ren:) 4 6?%
EGuivalent Yeldd (Momnpal) 10.00%
Equivaient Vel {Trage) 10.65%
10.92%

Gross iritiai Yieid%
Netintial Yielo%

iz
Rert Covar
Prpfiz Eipoion (finance rate 5.500% )

el S \ChemstClents A-EVA - Numbers\ashN
ARGUS Devefoper Version: 4.05.001

CE1 o

H32%

it of Range
~12 yis -8 mths
NEA,

ingiMisciNgw Sevelnpment Appraisal 04.08 7014 wof

—\: \'I- !' L‘s..

Date. 04/05/2011




[CONSTRUCTION SCHEDULE | L
CONSTRUCTION
Areas (Sq Foet) Units Total Gross Cost Gross Cost infiatien Inflation Total Cost
Area ft* EpF £ Rate % Amount £ £
Unit A 1 11,000 51.00 561,000 0.000% 1] 561,000
Urit B 1 11,000 51.00 561,000 0.000% 0 561,000
UnitC 1 5,500 51.00 280,500 0.000% 0 280,500
Unit D 1 5,500 51.00 280,500 0.000% ) 280,500
Unit E 1 8,500 51.00 280,500 0.000% 0 280,500
Unit F 1 5,500 51.00 280,500 0.000% 0 280,600
Unit G 1 5500 §1.00 280,500 0.000% C 286.500
Qid Kirk Mills 1 13,276 57.88 758,444 0.000% 0 768,444
83,77¢ 3,202,844 @ 3,292,944

Totals



T e
LUMBMARY |

\m' Racovary Lyt y
5t Reacovary in mamih 3, ¢

Global VAT Rate: 20 %
Global Recovery Rate: 100 %

Pirase? Amount
£

Unit A -348,712
Unit B -348,712
tnii G -219.585
Uit I3 -219,585
Lol & -218,585
UnitF -219,585
Unit G -219,585
Qg wirk Mt -557,930
frurchasars Soa 135,083
Saigs Agant Ve 22,142
Sales -egad ¥ 54 11,071
Fixon Price 734.000
Btamn Jiy 29,360
Agent Fea 7.340
iegal Fag 3,670
Towen Fienrsng 20,600
Demoition 150,000
Uit A 561,000
UnitB 561,000
R TIEoe 280,500
Lindt 280,500
Unit E 280,500
Unit F 280,500
Unit G 280,500
Cid Kirk Mills 768,444
Flood Defences 500,000
Statutory/LA 100,000
Architect 131,718
Quantily Survasyal 57,627
_Btructural B t,l'!CE" 57,627
wMegh ec Englnoo 48,354
Mroject Manages 65,859
G0 vianagor 6,586
Havelogers Convnganay 164,647
Letbng Agent Foe 25,410
Latting Layal "ec 12,705
Totals 3,227,904

File; $:\Clients\Clients A-E\A - Numbers\S3N - U6 (iCnooingWndscyuiew Jevaianirent Agnrar

ARGUS Developer Version: 4.05.001

ato
Yo
20.00
20.00
20.00
20.00
20.00
20.00
20.00
2000

-~
<200

2000
2008
2000
2000
20.00
20.00
23,00
20400
26.00
2000
2000

seone
Lk

20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00
20.00

REFEAR-Te
%
104.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.60
100.00
100.00
1006.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.00
100.0C
160.00
100.0C
100.00
100.00
100.00

Total VAT
£
-69,342
-69.342
-43.917
-43,917
43817
43,917
-43,817
-111,686
27017
4,428
2214
146,800
5,872
1,468
734
4,000
30,000
112,200
112,200
56,100
56,100
56,100
58,100
56,100
153,689
100,000
20,000
26,344
11,525
11,525
8,879
13,172
1,317
32,829
5,082
2,541
645,581

sa 04082017 wei
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Kirk IV, Chipqiing

DEFECT SURVEY REFOHT
1.0 EXECUTIVE SUMMARY
CLIENT HAME- S3N
PACPERTY ADDRESS: | [Kirk Mill
Chipoi
Mr Preston
DAYTE CF 4 May 2011

INSPECTION:
WEATHER AT TIME: Dry and sunny

PROPERTY CESCRFTICN
Thepmpeﬂyisoneofmenwﬂrwea‘sotdestsuwwmgcmmisofankkm‘gmmpedesign,mnswmd
in1785.whbhoﬁjnaﬂymamdasawmnsﬁnnhgmmmmmshgammﬁalmm,m
by the mili pond to the north.

The mill has been subject to additions over fime, with the initial extensions to the property being built in 1790
whenﬂmmpatywasexterﬂedtoﬂmwﬂeﬁgabhmmmmateadﬁﬁondmd\m.
ThepropertyisSstoreysbuilhtomehiﬂside,wmIarerad:ﬂionsadded.wihismostreoemusebaingasa
tactory for chair manufacture. It is constructed largely of coursed stone which is of loadbearing consiruction
with stone dressings beneath roofs of slate, and at present corrugaled asbestos sheeting laid over
substantial imber duai pitched roof structures.

A lafer rendered brick built fiat roof extension is noted to the south face elevation which extends above saves
heightandinwporatesznndemmlershcﬂerdoorsatgmundlevel.mgemeruimacampypmiecﬁngli
fioor level io faciltate the operations of the former occupier.
WEndowsaraolmledﬁmerslilingsashframedspeciﬁmioninco«potamgaseriesdgazingbarsset
within stone surrounds.

To the rear of the mikt there is a large mill pond contained within a sandstone retaining wall. A short
sanlsmnebtidgaeonnedimmepandandmmillfonneﬂycarriedwaierﬁomthepondtopmermewater
wheel. Used water laft the mill via an underground tail race to empty into Chipping brook downstream,

intemally, via access from the east gable elevation, the property comprises a vestioule and a series of store
rooms with a timber staircase which extends lo the 2nd floor. A passageway leads past the enciosed wheel
pit. water wheel and driving gears and leads into the mil's wooden fioored 1st floor open plan
accommodation, which is now occupied by chair making machinery. lron and timber posts provide
intermediate support o the ficor structures, alf of which are of timber specification. A wsooden siaircase near
the north-west comer of the buliding gives access to the remaining floors, with a spiral stone staircase at the
roar, alsc extending to all floor levels. The ground floor is a concrete fizor, which we assume to be ground
bearing.

Services include mains gas, water and eleciricity, although at present these supplies have been terminated.
We understand the preperty is currently under consideration for Listing, which is fikely to be granted on a
Grade il basis, and our following report takes account of the recommendations and initial briefing notes.
which have been drafted by English Heritage as part of the consuitation process.

Crouther Turnbull Booth



Kirk Mill, Chipping

v

icantiiy short termy, immediaie and emergency mpairs sequited w e premises. Wit the pomary am
1 saleguard the existing building fabric and ensure it Joas not lall into fuither disrepair.

| Our survey icentified s.gn.f canl deteriorafion of fite wxtemal elsmients, wilh waater 2nd gamp penairation
i fo..mo to be an ongoirg issue througheut the property. rasuiting in timber decay and st with eidence oi tive
i infestation aiso identitied.

i These Eindzrgs are detaiied below, along with shert (@0n BCOMMERdATONS, Which We srongty adviss ae o
in place {0 saleguaro the jRemises betwean novw and ha Hwe of its refurbiznment

FHINCIPAL SURYEY FHGINGS

Asois

¢ Thveughout ar of the slale sovered rog! sicpes, thers & laga argas whers Sipoed sod dispizced slates are
i prasent, with & number of chigped and damaged siates also noted. Evigence of iNsiors regairs arg nles
tiwougnoul, with lead tingies provided 16 suppont slates which bave bees remsiated. The mors sedousiy
aitecied areas have resulted in gperings within the reo! coverings, ang in T curent condifion, ey no
longer grovide a windiateight oarner,

Rcolligitts are ioted 1o the frent reot sicpe of the il puilding, torned with a tmoer ramesak ang siagie
glazirg se! wilhin imcer ceading. These in tum are dressed with leackvort.  Historic manionance woda
have beer underiaiken with gach of the roolights. dressed with percpex sheeting,  This doas 106, Noweves,
Aapnear o be groviding a waterproo! delail, and peratration continues 10 GOor

1o ine perimeier, e leatwors 5 original in: the most pat, having exceaded is senvinelie e & i noe biitle
anad fragile. Ternporary flashvand repairs are noted as a resuit.

A the junction of the original mill buiiding and thar of the extonsions. the roof ling = ureven, 2 bas caused
a cegree of lift. dispiacing many siates

Celeriorarion of the timber battens. Conseguendy the slates securad al ibe verge are .,a'*vmlw oSy aves |

antrety during pancds of nigh wings.

i The sigge Cetaii s {ormed with sicng Caspings, secwed o & eeimont besding. The cemeni Deddig i
| subject 0 detericration, with large areas isose and [Hakle. Tre stonewark dsel is zize subieci o 2 -a,,:ef: v
spalling and general ageing, to the extent that some appear fragiie.

i Upon the rear roof siope sections of the criginal siaie nas been replaceg by jrofien asbesios cemant
i sheeting. Whilst providing a weatherpresl detail at present, the profiled sheeting is sutact 1o oxisnsive e
i growth wrhich, it ieft over time, can induce cracking upon the crowns. The dge o the shewilng is such thel it is
friable. with the iixings noted to be heavily carrcdet tne coverings having exceeted thusr servicabie e
Within the rear ofi shooi, a single roofiigni nas oeen ovenaio with mineral surface feit. Due (o the piten of the
roof siope and the age of the covering this has deterioraled significantly and no longer provides a walerproot
barrier.

Concenirated w0 the rear roof slopes, hip and ridge detailing is dressed in leadwark, much of which appears
original and has been subject to weathering, resulting in numercus locations where the detailing is
vulnerable, including a section where the leadwork has lifted or is holed. As with the roof slates themselves,
these areas are prone to water penairation.

To ihe ftroat of the pransses lowards the teft hasd side is d sinall proection c.iending trow
tinished with a %ai Gmiber deck, dressed in leadwork. Cur ingosction founry is 1¢ 5o it feasenabli Londison,
cenimensurate with age, with no immediaie detects iderified.

Tre remaining gxtensions 1o the frond of the presmisec generally compnse 3 varaty 0f mene pinched cancpiag

-

O, i

Crowther Tunrduk Bautn

| OVERVIEW OF BURDWE " B ]
i accordance with your instruciions, 2 full and uetarled survey of tha premises has boen underiahan o |

secura. Boih ihese locations gwe risa to e nisk of By gnd the potential o7 the reals o be srigsed i hweir )

which at one time wil hava housed various plant and machaery and ave coventy wealierey o &
comiination of profilsd steel and asbastos coverngs. These ace suppeited off Brbar raed Structuces witich |
1 femain exposed, and have been subject to extensive rot, and in sume iocations &re in an unstable conditicn. |

To the the right hand gaoie eisvation e siaies oversal the stonewors and poor astaiinyg n2e resuied w !




i M. Chipping

A single flat roof projection to the front of the premises is finished with a concrete deck with a cement profile
to the perimeter. Generally this was found in repair with no defects noted.

Roof Croinage
mmhfmmamdwrmmmmmmﬁmaamgm
which connect into a series of circular rainwater pipes. These gutters and rainwater pipes are a combination
of replacement uPVC, aluminium and original cast iron specification. Our inspection found the roof drainage
mmmwmmmmmmmwmmmmsmmaﬂuﬁngm
operation. Further, gulley outlets have also choked at ground level, and inspections of the original cast ron
rainwater pipes are fractured- The result of the condition of the current roof drainage is that water is tending
10 drain down the face of the stonework resulting not only in penetration intemally but general deterioration
and spalling and erosion of the stonework itself.

Elevations
La@eamasdﬂnmodﬂpdnﬁngmﬁabb.mﬂnddﬂyﬁmminhnﬂmmﬁshmebeenum
in the form of repointing, utilising modem sand/cement render as opposed to fight ime morars, which has
resulted in further detevioration ard spalling of the stonework over time.
Atgmundlevel.theprojectionmmeﬁuntdevaﬁmissuppmadhpanvhstealbemandmlums.midl
are exposed, although have benefited from a paint finish. The deterioration of the paint finish has resulted n
corrosion developing, which is significant, resuiting in defterioration of this supporting steel beam,
compromising its functior.

A series of redundant flues, projections, fixtures and fittings are present to the sione faced elevations, which
are now redundant. These installations have been subject to corrosion, resulting in expansion of the fixings
which has ulimately resulted in cracking and opening up of the stonework.

At high level across the front and rear of the premises, significant erosion of the stonework has occumed as a
result of the dilapidated roof drainage and the historic use of sand/cement mortars undertaking maintenance
10 the properly. Also at eaves level are a section of timber beams which extend through the perimater walls,
and are finished flush with the stonework. Their exposed nature has resulted in deterioration, with evidence
of rot and infestation noted.

To the rear of the premises, a build up of vegetation growth has devefoped at ground level climbing up the
face of the stonework to which has contributed to moss growih, leading to the stonework becoming damp and
saturated. This is exacerbated by the seciuded nature of the rear elevation, combined with its orientation,
causing the stonework io become saturated.

External Joinery

Extemal joinery is in various states of disrepair, most notably with the paint finish deteriorating throughout.
Many of the existing windows have been broken/missing and without temporary protection, this is allowing
waler penetration to occur.

Where exposed, the timbers present to the perimeter of the premises supporting the roof struclure, including
timber battens are subject to rot, and where exposed are in a2 fragile condition. The perimeter extemal doors
are generally of a timber specification with paint finish, and these in the mos part remain serviceable.

Extenal Araos

Typically the extema! areas comprise hardstandings, which are relatively moderm and camprise concrefe
beds. tarmacadam surfacing, with the more original stone paths and features to the rear of the property. To
the front are a series of pits/voids, cumently enclosed by timbrer boards supported off a series of timber joists
are noted. These are subject to rot and decay, and present a risk in terms of health & safety.

Upon the left elevation, an enciosed yard area is noted. This is subject to a build up of standing water, and it
was noted that running water is penetrating the retaining wrall to the rear. Standing water is ultimately
penetrating the buiiding, and this requires immedizte attention.

intemnal Areas
Owing to the deteriorating nature of the extemnal tabric combined with the unheated nature of the premisas

Crowther Tumbull Booth




Kk MiR, Chépping

j Cwiitst 4 nas bees vacan. almasphent condiions which contribule to y oulbreaiss ¢ wii 300 Gy ot have

; ansen. Sigrificant cetarioration of imbers is noied 15 the surrounds of window apartures.

! Damp penetration was aisc abser:ad Buoughcut other areas which has resulied in Dlown glasteras suifaces
and deterioraticr: of the inlernal faoric. Such penetration has aiso affected fimbers, ang tere s gvidsnoe of
flignt holes to suggest infestation, combined with cuboidal cracking. commonty assosiated won cutbreaks of
dry rot.

Whilst not prevalent throughout, we estimate that extensive areas are subject to such deterioration.
We refer you to the photographic schedule of condition which highlights the salient peinis and other

_significant defects prevalent 1o the building.

STATUTORY 580 ASSET MANAGENTIT ISSUES

HEALTH & SATETY

Particular attention is drawn to the defects identified above, including but not exclusive to the difapidated
condition of the projections to the front of the premises, combined with the enclosures of the existing pits and
the wuinerable nature of the slates projecting beyond the gable elevations. W not suitably repaired or
addressed, this could give rise to serivus damage fo the building occurring and potentiaf for partial locaiised
collapse. Given the building’s close proximity to the highvvay and nearby residential premises this presents
significant risk.

DELETEFICUS BATENALS AND RESOHISEVDATICHS FOR FURTHER TESTIES

During the course of owr inspection, we identified suspected deleterious materials, inciuding suspected
asbestos containing materials on site. Given the property has been subject to continual maintenance and
refurbishment throughout iis fifetime, there is a strong likefihood that asbestos containing materials will be
| prasent. We recommend your legal advisors malte enquirizs lo ascertain vhether an ashestos register is |

j avaitable ior the premisas, which shoul? lave been ethdied and managed durng ike course G By uridings | i

occupaucn ';
o ey e R 5 kv P S ARl il e

| BEFURBIBMIEST GO NONS |
i ; T P S . ;

| it i§ our understanding tie property will Ko SUBEC 10 eQansive redevelcomeat/eluroishIngrd 4s pat of yout |
i plan jor e entie Kink Mill sta. Yhilst ur inspection fas idantiled some serious ardt significant cefeo, we
i are conident thal large elemanis of ine building can e repaired, including Gemens of ihe axemnal and
inlenai joinery, which is cumenily sabject fo a8 degrse of it and infestation. Proviging the remedial wans
recommended below are put in place then we ase conkgent s wili avoid e nead for widlesals |
repfacemenl vanich is likely to bz key cauisidenng the propertys poteniiat Ils:mg '

In ight of our survey krdings, we would sivongly recommerd ine following is imolemented, suun that tie|
buidings condition is saleguarded between riow angd the timse of refurbishiment. !

SCHETULE CF REPAINS ~ IMMELIAYE & R"""I':C'Sﬁ"‘"! S PHOTESTIVE MERASURES P

g 2 SHORT IIEHI..H

Demolition of the redundarni canopies and pioiactions externding from the

1. | frent of the premises whose struclures are in a poor condition: and give rise d

fo polential collapse. i

Instaliation of protective famed canopy extending across ail roof

2 | toverings, dressed beyond the saves and verge oulside the building 7
footprint fo eliminate rsk of water ingress and penetration via the roof

coverngs. )
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Overhaui and general maintenance to existing rool drainage, clearing all
gulley outlets, gutters and rafnwater pipes currently choked. Temporary
pieeennalmpairsmbeundeﬁakentorepairsecﬁonsdmwgmmast
iron rainwater pipes which are fractured, such that the roof drainage is
retumed 1o an operational condition. In conjunction wit works cleaning of

msgm:asbesmsmfsshouldalsobaundenaken.

Endosewhdowsandomemperingsmﬂ'leenernalelevaﬁonstomm
further weathering and risk of water ingress internally. in conjunction with
thesewmks.mrasealememanismsamrecommendaﬁmlhepeﬁneter
doors, which in their curment state are not fully secure and pose a security

risk,

Undeftakespecialistﬁmbel'mytoeaabﬁshe)deMdrotanddmyof
originallinbelsandwhaﬂleranyhfeslaﬁon is cumently ive. This to be
followed by suitable treatments to arrest any such deterioration.

Instructed

Install mere permanent durable covers 0 pits within the external areas.

Cutbadtalvegetaﬁomomepeﬁmdmebum,cleandownms
gmmmedmmﬂmsshmjmionwihremedialwoﬂts
underiaken to roof drainage.

Remveaﬂradundaﬁﬁmsandredmnfbtturesandﬁuingsseawedto
mwammm,mmﬁummmmﬁondme
elevation stonework

Instaliation of temporary propping and protective measures 10 adequately
suppunlrunproiecﬁonmomhenoru-mestgablemprevemriskof
potential movement/collapse.

10.

Emdmmrmmssmendosedywdmleﬂsidepemlmﬁngretahhg
mwmmwmmdm&eﬂimwﬂwmmm
Gully outlet within yard to be reinstaied

Surveyor: Glen Tumbull
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