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Executive Summary
1.

This Report has been prepared by Turley Economics, on behalf of Blackburn with
Darwen Council, to provide economic evidence in support of a proposed Strategic
Employment Site (SES) allocation on land at Junction 5 of the M65.

2.

The market, economic and social needs assessed and evidenced within this report
demonstrate the exceptional circumstances that exist to justify the sites allocation and
removal from the Green Belt:

Blackburn with Darwen is key to Lancashire’s manufacturing economy
3.

Blackburn with Darwen plays a key role in the wider Lancashire economy,
accommodating around 9% of total businesses across the county and contributing £3
billion to the sub-regional economy annually.

4.

Lancashire as a whole is one of the surviving and most important manufacturing
economies in the UK, with Pennine Lancashire within this context recognised as ‘an
industrial district of national significance’ home to some of the largest concentrations
of manufacturing activity in the country.

5.

The manufacturing sector currently accounts for 9% of all business enterprises and 17%
of employment in Blackburn and is recognised as being ‘key to driving local
productivity, growth and innovation’1. The borough’s ability to keep performing this
role is contingent on existing businesses and investors being able to capitalise on
opportunities for growth via a readily available supply of employment land and
floorspace.

There is an ongoing need for industrial land
6.

The Housing and Economic Needs Assessment (HENA) suggests that 54.1ha of
additional employment need is needed across Blackburn with Darwen between 2018
and 2036. By virtue of the borough’s strengths in manufacturing (which continues to be
a key driver of demand) and the more recent growth in logistics demand, over half of
this land is required for warehouse use (30.2ha) followed by industrial (18.1ha). It is
assessed that a further 5.8ha of land is required to accommodate office and R&D uses.

7.

Where the quantitative need is extrapolated to 2037, to align with a subsequent
change in the plan period, it is estimated that 57.1ha of employment land is needed
over this period (2018-37). This equates to a residual need for 47.5ha of employment
land when accounting for completions and the take up of employment land in this
period to date.

Blackburn’s current supply is not sufficient to meet identified needs
8.

1

The Employment Land Review Study (ELRS) has previously indicated that this need is
unlikely to be met in quantitative terms through the identified supply of employment

Blackburn with Darwen Council (2019) Blackburn with Darwen Corporate Plan 2019-2023, p12
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sites in the borough, with a shortfall of at least 7.1ha that nearly trebles to circa 20.5ha
when including a buffer for flexibility and choice in B2/B8 sectors.
9.

A comparable exercise based on a review of the supply positon and an estimated
residual need for 47.5ha over the period from 2020-37, suggests there will be a
shortfall of 13.4ha of land when allowing for flexibility and choice over this period.

10.

The shortfall is, however, sensitive to other factors including the net developable area
and floorspace capacity of the identified sites, size of site and a reliance on brownfield
land, which in combination place additional upward pressure on the borough’s
employment land requirement and need for new allocations.

Pressure on existing supply is also growing
11.

The report has also considered market need and other qualitative supply issues. This
shows that over the past 10 years, an average 45,873sqm of industrial floorspace has
been taken up annually in Blackburn with Darwen. Take-up of office floorspace was
less than a tenth of this figure, highlighting the dominance of the borough’s industrial
market.

12.

Declining rates of floorspace availability and vacancy have, however, impacted on
floorspace take up rates in all sectors in recent years. Availability in industrial markets
currently stands at around 5%. This is significantly lower than the c.10% that is
considered optimal to allow for the market churn that enables existing and new
businesses to find space suitable for their needs.

13.

Benchmarking annual average rates of take up against the current available supply also
suggest that there is just 1 years supply of industrial floorspace and 3.9 years supply of
office available to the market. The lack of supply means that the Council is currently
dealing with around 115,000sqm (1.2 million sqft) of unmet occupier requirements
which have accumulated over the past 2 years.

14.

There is a clear spatial dynamic to this demand with locations along the M65 being
preferred. However, it evident that currently there is a very limited choice of sites and
premises in the M65 corridor to satisfy this demand. It is confirmed that sites that are
available are often too far from the motorway to be attractive to the market.

New allocations are needed to address the mismatch between supply and
demand
15.

The evidence indicates that without new allocations Blackburn will be undersupplied in
employment land terms over the period to 2037, particularly in locations close to the
M65 where demand is high and availability most constrained.

16.

The Council is currently assessing a number of potential site options to address the
both quantitative and qualitative shortfalls. This includes a number of potential
strategic sites for local and inward investment – this in recognition that larger sites
have been important mechanism for creating a balanced portfolio of employment land
and delivering significant levels of growth and investment in a Blackburn over a
number of years.
ii

17.

It has been confirmed that a site that gives direct access to the motorway network will
be most attractive in market terms. A choice of plots and/or immediately available
speculatively built units, site environment and image and access to local amenities are
also recognised as being important to attract market interest. Location, scale and the
quality of environment are also important for enhancing viability.

18.

Sites which are located close to existing concentrations of activity will also provide
opportunities for clustering, which in turn can play an important role in supporting
collaboration, innovation, productivity, and sustainability, as well as in driving the
economic prospects of the areas in which they locate2.

19.

Of the three strategic site options under consideration – Land at Junction 5,
Blackamoor Road North and North East Blackburn – only Junction 5 is capable of
fulfilling these requirements. The Blackamoor Road site is comparatively limited in
scale and on its own would only make a partial contribution to identified needs.
Although larger, North East Blackburn is more peripheral to established employment
areas in the M65 corridor. It is considered that the lack of prominence and more
limited accessibility is also likely to make the site less attractive to investors and larger
scale employment use.

20.

The lack of alternatives with the requisite location and site specific attributes to meet
the identified market need, strongly favours the J5 SES. Within this context, attributes
that distinguish the site include:
•

Its location directly adjacent to the M65 and benefiting from an existing
motorway junction, which provides fast access to the M6 and M61 and labour
markets in Preston and Burnley, but also national distribution networks;

•

Its proximity to an existing cluster of employment uses at Shadsworth Business
Park, Walker Park and Roman Road, highlighting the success of this location in
employment terms;

•

Its size / scale which is capable of meeting an identified quantitative shortfall of
least 17.5ha over the period to 2037, whilst at the same time providing flexibility
to accommodate additional needs that are not anticipated in the current plan
period; and

•

Its capacity to accommodate both smaller and larger industrial and warehouse
requirements in response to identified market needs and requirements, which
cannot currently be met via the existing supply of land and premises.

Supporting and sustaining local employment remains a key priority
21.

The economic activity rate amongst the resident working-aged (aged 16-64) population
of Blackburn with Darwen is lower than the regional and national averages.

22.

Unemployment has also been rising and as of September 2020 there were circa 7,650
people claiming out-of-work benefits. Total claimant figures have increased by 71%

2
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across the authority since January 2020, principally as a result of job losses associated
with the Covid-19 pandemic.
23.

This is a trend reflected across Lancashire, where the number of claimants has grown
to an even greater extent – by 89% – over this period.

24.

The borough also faces a number of immediate and longer term economic issues and
challenges including further forecast declines in employment and productivity over the
short term. This is accompanied by the longer threat of population decline if recent
demographic trends continue.

25.

These trends are of concern in the context of lower resident based earnings and
deprivation levels locally given that Blackburn with Darwen ranks amongst the top 5%
most deprived authorities in the country.

26.

The provision of additional employment land therefore has the potential to attract
much needed job creation and investment to support economic recovery over the
short to medium term. However, in the context of Blackburn’s acute social and
economic needs, substantial economic growth is also something that has long been
considered necessary to address an enduring productivity gap, maximise employment
opportunities and support increased levels of social mobility amongst the local working
age population.

Creating lasting social and economic benefits
27.

Locally the J5 SES provides a significant opportunity to create jobs and increase
productivity.

28.

It is estimated that when completed and occupied the development will support
around 2,400 FTE jobs on-site, including around 1,400 over the period to 2037
following initial phases of development on land proposed to be allocated in the
emerging Local Plan.

29.

In total, the development of the site could support up to 2,700 direct, indirect and
induced net additional FTE jobs across the wider North West economy. This includes
around 1,600 net additional FTE jobs over the period to 2037, of which around 1,300
would be supported in Lancashire.

30.

The entire development will support a £135 million contribution to economic
productivity (GVA) of the local Blackburn with Darwen economy annually, increasing to
£153 million in total across Lancashire. This would equate to an uplift of £90 million
across Lancashire, including £80 million in Blackburn with Darwen over the plan period
to 2037.

31.

Approximately £1.9 million business rate revenue could also be generated each year
from occupied business premises, including £1.1 million by 2037, of which 75% could
be retained by Blackburn with Darwen Council.

32.

These economic impacts benefits are significant and will support the sustainable
growth of Blackburn with Darwen’s economy over a sustained period. The

iv

development will also assist in addressing local social and economic need, including
unemployment in both Blackburn with Darwen and in other parts of Lancashire.

Alignment with Policy
33.

It is concluded that the J5 SES offers significant prospects for supporting both economic
recovery and longer term Council and LEP ambitions for growth, innovation, increased
productivity and social mobility.
It will also support a number of economic objectives within the NPPF3 by:

3

•

Encouraging sustainable economic growth in direct response to local priorities
for economic recovery, development and regeneration;

•

Providing a much needed site for local and inward investment to match the
Council’s and LEPs strategy and to meet anticipated needs over the plan period;

•

Helping to address potential barriers to investment, including a lack of
employment land in high quality, accessible locations along the M65 corridor;

•

Providing the borough with greater flexibility to accommodate needs that are
not anticipated in the plan, allow for new working practices and enable a rapid
response to changes in economic circumstances; and

•

Addressing the specific locational requirements of occupiers, whilst enhancing
an existing cluster of manufacturing and engineering industries in a highly
accessible location.

MHCLG (2019) National Planning Policy Framework, paragraphs 31, 81 and 82
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1. Introduction
1.1

This Report has been prepared by Turley Economics, on behalf of Blackburn with
Darwen Council, to provide economic evidence in support of a proposed Strategic
Employment Site (SES) allocation on land at Junction 5 of the M65 (hereafter referred
to as the J5 SES).

1.2

The J5 SES is located in the Green Belt to the south-east of Blackburn at Junction 5 of
the M65 on the boundary of the local authority areas of Blackburn with Darwen and
Hyndburn. The site is comprised of three separate landholdings; the size and location
of each is illustrated in Figure 1.1 below.
Figure 1.1: Site Location and Boundary

Source: Capita, 2020 - J5 Capacity Study
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Study context
1.3

Blackburn with Darwen Borough Council is currently reviewing its adopted Local Plan,
specifically, the Core Strategy and the Site Allocations and Development Management
Policies (adopted 2015). The Local Plan review will lead to the adoption of a new plan
covering the period from 2018 to 2037.

1.4

As part of this process the Council is reviewing its employment land policies with a view
to allocating additional land to meet employment needs in the borough over the
period to 2037 and safeguarding land for beyond.

1.5

A suite of economic evidence has already been compiled by the Council to inform this,
including a Housing and Economic Need Assessment4 (HENA) and an Employment Land
Review Study5 (ELRS) which reviews the supply of employment sites in the borough and
provides advice on how shortfalls over the plan period might be addressed through
new allocations.

1.6

In the context of the assessed quantitative and qualitative shortfalls identified by this
evidence a number of alternative site options have been assessed by the Council, with
the land at Junction 5 shortlisted as having the potential to be developed for large scale
employment use to address the borough’s economic needs, and in turn stimulate much
needed investment and job creation over the period to 2037 in line with the stated
economic ambitions of the Council, Lancashire Enterprise Partnership (LEP) and
national Government.

1.7

Before allocating all or part of the site, the Council first needs to establish that the site
is justified as a suitable location for a new SES. In particular, there is a need to
demonstrate, in line with national policy, that exceptional circumstances exist to justify
its release from the Green Belt.

Purpose and Structure of this Report
1.8

This report has been prepared to evidence the exceptional economic circumstances
that exist to justify release of land at Junction 5 from the Green Belt. It includes
consideration of the need for the J5 SES in the context of the borough’s objectively
assessed employment needs, market demand, investment opportunities and gaps in
the type and quality of sites available in the borough. The potential of the site to
address socio-economic priorities, issues and opportunities is also examined.

1.9

The report is structured as follows:
•

4
5

Section 2: Local Plan Evidence of Need - A summary of need for employment
land and floorspace as demonstrated through the Blackburn with Darwen Local
Plan evidence base.

GL Hearn (2018) Housing and Economic Need Assessment
BE Group (2018) Employment Land Review Study
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•

Section 3: Strategic Economic Context – A summary of current national and subregional economic strategies for supporting economic recovery and growth.

•

Section 4: Market Need – An overview of market need in the M65 Corridor
including current supply and demand pressures in Blackburn with Darwen.

•

Section 5: The Supply of Employment Land – A review of changes to the
borough’s supply of employment land supply over the period to 2020 and how
identified quantitative and qualitative gaps could be addressed by a new SES.

•

Section 6: Social and Economic Need – A profile of the key characteristics of
Blackburn with Darwen’s business base, labour force, economic activity, earnings
and deprivation levels which highlights current social and economic need in the
borough.

•

Section 7: The Economic Contribution of the J5 SES – A summary of the key
benefits of the J5 SES proposal which can contribute to addressing documented
social and economic needs in the borough.

•

Section 8: Conclusion – A summary of the evidence in support of the J5 SES.

3

2. Local Plan Evidence of Need
2.1

The National Planning Policy Framework (NPPF) expects plans to ‘positively seek
opportunities to meet the development needs of their area, and be sufficiently flexible
to adapt to rapid change’6. It requires plans to be ‘positively prepared’, with a strategy
that ‘as a minimum, seeks to meet the area’s objectively assessed needs’7.

2.2

The related Planning Practice Guidance (PPG) confirms that ‘strategic policy-making
authorities will need to prepare a robust evidence base to understand existing business
needs, which will need to be kept under review to reflect local circumstances and
market conditions’8. It makes clear that a ‘range of data’ should be used to ‘develop an
idea of future needs’, including – but not limited to – employment forecasts,
monitoring of past take-up trends and insights from relevant organisations9. All such
data should be assessed in the context of ‘longer term economic cycles’, with
authorities encouraged to ‘consider and plan for the implications of alternative
economic scenarios’10.

2.3

Within this context, the Council commissioned a Housing and Economic Need
Assessment11 (HENA) that was completed in December 2018. Its findings are
summarised in this section along with relevant conclusions from the Employment Land
Review Study (ELRS)12 published in May 2019.

The assessed quantitative need for employment land
2.4

The HENA represents the latest assessment of the need for employment land in
Blackburn with Darwen, as well as neighbouring Hyndburn. The HENA does not
explicitly justify the treatment of both authorities as a single functional economic
market area (FEMA) but they are labelled as such at various points throughout the
document. The methodology complies with official guidance on the assessment of
employment needs and wider best practice.

2.5

The HENA introduces a baseline employment forecast produced by Oxford Economics
in 2018, which anticipated the creation of only 74 jobs in Blackburn with Darwen over
the assessment period (2018-36). It suggests that 4 jobs could actually be lost in the
borough over the slightly different period from 2016 to 2036, which is also reported in
places.

2.6

It does, however, then adjust this forecast based on a review of local economic
strategies, past completion trends and the authors’ local knowledge of the market. The

6

MHCLG (2019) National Planning Policy Framework, paragraph 11a
Ibid, paragraph 35a
8
PPG Reference ID 2a-025-20190220
9
PPG Reference ID 2a-027-20190220
10
Ibid
11 GL Hearn (December 2018) Housing and Economic Need Assessment. This was completed before a minor and
unrelated revision was made to the revised NPPF in February 2019, but its paragraph 2.5 confirms an intention to
comply with the original version of the revised NPPF – published in July 2018 – and its associated guidance
12
BE Group (2019) Employment Land Review Study
7
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resultant “economic growth scenario” is designed to highlight ‘priority sectors and local
strengths’, and suggests that some 5,916 jobs will be created in Blackburn with Darwen
between 2018 and 2036 (with 5,119 jobs created between 2016 and 2036). The
adjustments are summarised at Figure 21 of the HENA.
2.7

The HENA later assigns these jobs to different types of commercial property, which first
requires conversion to full time equivalents (FTEs). The following table shows that
nearly half (48%) of the additional FTE jobs allowed for under the growth scenario,
relative to the baseline, are not expected to require space in the traditional B use
classes. The remainder do require such space, with the adjustments increasing the
assumed number of FTE jobs in warehouses and offices while moderating the assumed
decline in jobs requiring light or general industrial space.
Table 2.1:

Baseline and Economic Growth Scenarios for Blackburn with Darwen
(2016-36)
Baseline

Economic
Growth Scenario

Adjustment

Additional jobs, total

-4

5,119

+5,123

Additional jobs, FTE

-117

4,127

+4,244

Office/R&D (B1a/b)

1,349

1,828

+479

Light industrial (B1c)

-590

-174

+416

-1,476

-664

+812

Warehouse/distribution (B8)

65

567

+502

Other (non-B)

536

2,570

+2,034

General industrial (B2)

Source: GL Hearn
2.8

The HENA proceeds to estimate the floorspace that could be needed to accommodate
forecast change under each scenario, using official employment densities published in
2015 that remain the latest available. A buffer equivalent to historic completions over
five years has also been added to these scenarios, before comparison is made to a
further scenario that is understood to simply project forward past completions over
the six preceding years13 (2012-18).

13

There is an inconsistency between Table 69, which introduces this scenario, and Table 70 which compares it to
the baseline and growth scenarios. This could be due to a varying assessment period. Figures from the latter have
been presented.
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Table 2.2:

Employment Floorspace Requirements (2016-36)
Office/R&D

Industrial

Warehouse

Total

Baseline

47,191sqm

-66,286sqm

35,281sqm

16,186sqm

Growth

55,827sqm

-15,037sqm

73,874sqm

114,664sqm

Past completions

91,671sqm

74,599sqm

120,999sqm

287,269sqm

Source: GL Hearn
2.9

The HENA blends these scenarios in arriving at its recommendations, favouring the
growth scenario for office space but the higher past completions scenario for industrial
and warehouse space. This approach is justified by the authors as being more reflective
of ‘current and committed growth opportunities’14.

2.10

This hybrid approach produces a requirement for circa 251,425sqm of employment
space across the three categories. A residual requirement from 2018 onwards is then
calculated – by accounting for completions in the initial two years of the assessment
period (2016-18) – which results in a slightly lower requirement for circa 228,181sqm
of employment space. The HENA applies plot ratios to estimate that 54.1ha of
employment land will be needed to accommodate this space from 2018 onwards, with
a positive requirement for each type of land as shown below.
Table 2.3:

Employment Land Requirements (2016/18-36)
Office/R&D

Industrial

Warehouse

Total

Floorspace, 2016-36

55,827sqm

74,599sqm

120,999sqm

251,425sqm

Floorspace, 2018-36

34,847sqm

72,507sqm

120,826sqm

228,181sqm

+5.8ha

+18.1ha

+30.2ha

+54.1ha

Land required
Source: GL Hearn
2.11

An equivalent exercise is undertaken for Hyndburn with it estimated that the borough
has a residual need for 53.2ha of employment land, with this equating to a total need
for 107.3ha across both authorities over the period from 2018-36.

Supply demand balance
2.12

Supply side issues are examined in detail within the Employment Land Review Study15.
The study considers 19 sites in total:
•

13 sites defined in ‘Policy 13 – Employment Land Allocations’ in the Site
Allocations and Development Management Policies Document16. This identified
12 local sites, totalling 43.50 ha. Frontier Park (formerly the Whitebirk Strategic
Site) is also considered. While this strategic site falls primarily into Hyndburn

14

GL Hearn (December 2018) Housing and Economic Need Assessment, Para12.26
BE Group (2018) Employment Land Review Study
16 Blackburn with Darwen Council (2015) Site Allocations and Development Management Policies
15
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Borough, 12.8 ha of its emerging B1/B2/B8 supply is identified as helping to
meet Blackburn with Darwen’s needs.
•

A further 6 sites which fall under ‘Policy 28 – Development Opportunities’. These
are further sites with potential to provide B Class employment uses, either as
standalone developments or as part of a mix of uses. These total 23.67 ha.

2.13

The ELRS confirms that there is comparatively little brownfield land remaining in
Blackburn with Darwen, outside of existing allocations. It is confirmed that any
brownfield land available tends to comprise sub-2ha plots and is unlikely to be
desirable to any other than budget B2/B8 occupiers17.

2.14

Based on the above, the full baseline supply in the ELRS, comprising Policy 13, relevant
Policy 28 sites, plus a 40 percent share of Frontier Park, is reported to equate to 79.97
ha.

2.15

Deductions are subsequently made by the authors for land being developed for non-B
use, sites nearing completion and/or those characterised by other physical constraints
which limit their development potential. The outcome of this exercise is a lowering of
the baseline supply to a ‘realistic supply’ of 47.04ha of land that is considered to be
suitable, available and deliverable for employment use over the then Plan period 2036.

2.16

In balancing supply and demand, the ELRS concludes that against a realistic supply of
47.04ha there would be a shortfall of 7.06ha against the requirement of 54.1ha,
increasing to 20.46 ha (rounded to 20.5 ha) with the inclusion of a buffer for flexibility
and choice18.

Extrapolating the quantitative need
2.17

The HENA concluded that circa 54.1ha of employment land would be needed in
Blackburn with Darwen between 2018 and 2036, but it is understood that the plan
period has since been extended to 2037 to cover 15 years from the targeted adoption
date in accordance with national policy.

2.18

The precise data underpinning the conclusions of the HENA has not been made
available, but in the circumstances it is considered reasonable to simply calculate an
annual average over the period reported in the HENA, and add this to its existing
estimate of need for that period to reflect the addition of one further year. This
process, summarised in the following table, suggests that 57.1ha of employment land
could be needed between 2018 and 2037.

17
18

BE Group (2018) Employment Land Review Study, para 8.10
Ibid. para 7.47
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Table 2.4:

Estimated Need for Employment Land over new Plan Period (2018-37)
Floorspace required (sqm)

Land required (ha)

2018-36

Annual

2018-37

2018-36

Annual

2018-37

Office/R&D

34,847

1,936

36,783

5.8

0.3

6.1

Industrial

72,507

4,028

76,535

18.1

1.0

19.1

Warehouse

120,826

6,713

127,539

30.2

1.7

31.9

Total

228,181

12,677

240,857

54.1

3.0

57.1

Source: GL Hearn; Turley analysis

Completions over the period 2018/19 to 2019/20
2.19

While forecasting need from 2016 onwards, the HENA accounted for the contribution
of employment space completed over the initial two monitoring years to 2018 in
reporting on a residual need from that point onwards. Further completions to 2020
have been recorded by the Council, totalling circa 26,483sqm over two years.
Table 2.5:

Employment Space Completed (2018-20)
Office/R&D

Industrial

Warehouse

Total

2018/19

1,498sqm

399sqm

7,821sqm

9,718sqm

2019/20

3,064sqm

13,140sqm

561sqm

16,765sqm

Total

4,562sqm

13,539sqm

8,382sqm

26,483sqm

Source: Council monitoring
2.20

The above analysis implies that the borough has a residual need for 214,374sqm over
the period from 2020 to 2037. This includes a need for 119,157sqm of warehouse
floorspace, 62,996sqm of industrial floorspace and 32,221sqm of office floorspace.

2.21

Translating this to a land requirement using the same methodology applied in the
HENA suggests that 50.9ha of land will be needed between 2020 and 2037. This is
6.2ha lower than the estimated need for 57.1ha shown in Table 2.4.
Table 2.6:

Residual Need for Employment Land over New Plan Period (2020-37)
Floorspace required (sqm)

Land required (ha)

2020-37

Annual

2020-37

Annual

Office/R&D

32,221

1,895

5.4

0.3

Industrial

62,996

3,706

15.7

0.9

Warehouse

119,157

7,009

29.8

1.6

Total

214,374

12,610

50.9

2.8

8

Source: GL Hearn; Turley analysis
2.22

However, a review of the Council’s monitoring data indicates that circa 9.6ha of
employment land has been recorded as being taken up since 2018, of which 5.9ha (or
62%) relates to take up at Frontier Park. This is higher than the take up implied by the
modelled approach set out above and when deducted from the updated employment
land requirement to 2037 (57.1ha) indicates a residual need for 47.5ha over the period
from 2020 to 2037, to be met through employment land allocations in the Local Plan
review.

Summary and implications
2.23

2.24

In summary:
•

The HENA suggests that 54.1ha of additional employment need is needed across
Blackburn with Darwen between 2018 and 2036, driven by a combination of past
completions and an employment forecast that has been positively adjusted –
having originally anticipated little growth, or indeed a slight decline – to reflect
economic strategies and market trends;

•

When categorised by property market sector it is evident that the largest
component of this need is for warehouse (30.2ha) followed by industrial
(18.1ha). It is assessed that a further 5.8ha of land is required to accommodate
office and R&D uses.

•

The Council’s existing evidence base indicates that this need is unlikely to be met
in quantitative terms through the identified supply of employment sites in the
borough, with a shortfall of at least 7.1ha that nearly trebles to circa 20.5ha
when including a buffer for choice and flexibility;

•

Where the quantitative need is extrapolated to 2037, to align with a subsequent
change in the plan period, it is estimated that 57.1ha of employment land
needed over this period (2018-37). This equates to a residual need for 47.5ha of
employment land when accounting for floorspace completions and take up of
employment land in this period to date.

The impact of this requirement on the supply demand balance is considered in more
details within section 5.
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3. Strategic Economic Context
3.1

The HENA, introduced in the previous section, sought to account for outstanding
economic ambitions and strategies in translating a baseline forecast of employment
decline into a more optimistic growth scenario, under which more than 5,900 jobs
would be created across Blackburn with Darwen between 2018 and 2036. It suggests
that the following strategies were taken into account:
•

The Strategic Economic Plan (SEP)19 produced in 2014 by the Lancashire
Economic Partnership (LEP), to cover the decade to 2025;

•

The Lancashire Growth Deal, funded through a £320 million allocation from
Government that is being delivered through an Implementation Plan20 last
updated by the LEP in June 2018;

•

The Pennine Lancashire Growth and Prosperity Plan, which aims to accelerate
economic growth over the period to 2032 and close the productivity gap to
ensure that this area – comprised of five authorities, including Blackburn with
Darwen – contributes to the Lancashire economy and the Northern Powerhouse
as a whole21; and

•

The Plan for Prosperity22 produced by Blackburn with Darwen’s Local Strategic
Partnership Board, to bring together its key priorities between 2014 and 2020.

3.2

In addition to informing the overall assessment of need within the HENA, a number of
these strategies have previously provided support for the allocation of new
employment land in Lancashire and the M65 corridor in particular.

3.3

For example, the SEP confirms that modern well-connected existing and planned
employment sites are capable of providing relocation opportunities in purpose-built
modern premises ideally suited for manufacturing uses, supporting high-value
indigenous business growth23. It also recognises the importance of cluster-based
development that promotes greater diversity in economic activity and can boost the
competitiveness of key sectors of the local economy. In particular “…creating
development sites and commercial premises with the necessary on-site physical
capability and which are in close proximity to other similar businesses, further support
this clustering of related industries accessible by a skilled workforce. This will be crucial
to securing the continued growth and expansion of East Lancashire's advanced
manufacturing base”24.

19

Lancashire Enterprise Partnership (2014) Lancashire Strategic Economic Plan: A Growth Deal for the Arc of
Prosperity
20 Lancashire Enterprise Partnership (2018) Growth Deal Implementation Plan
21 Pennine Lancashire (2016) Growth and Prosperity Plan 2016-2032
22 Blackburn with Darwen Local Strategic Partnership (2014) Blackburn with Darwen: A Plan for Prosperity 20142020
23 Lancashire Enterprise Partnership (2014) Lancashire Strategic Economic Plan: A Growth Deal for the Arc of
Prosperity para 7.129
24 Ibid, para 7.133
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3.4

A key aspect of the Pennine Lancashire Growth and Prosperity Plan is also ensuring
that by 2032 Pennine Lancashire will have “offered businesses starting up or relocating
into the area a portfolio of first class employment sites and accommodation directly
served by the M65 and M66 corridors”25. To achieve this, the Plan states that the
respective local planning authorities will aim to create an environment that supports
businesses and plan for employment growth by identifying sites to accommodate this
future growth.

3.5

These are by no means the only strategies that could influence future economic growth
and employment land need in Blackburn with Darwen, particularly when recognised
that similar documents – summarised chronologically in this section – have continued
to be published over the past two years. These have understandably been increasingly
oriented, over the past six months, towards recovery from the ongoing coronavirus
pandemic, but even earlier strategies are considered to remain relevant given their
identification of long-term economic challenges and opportunities.

Blackburn with Darwen Corporate Plan
3.6

The Corporate Plan – agreed in March 2019 – sets out eight priorities for the Council
over four years to 2023. These relate to the Council, people, place and the economy,
the latter theme introduced with acknowledgement that:
“Blackburn with Darwen is in a prime location. It is one of the largest and fastest
growing urban centres in Lancashire and [the] wider North West, with close proximity
to Manchester with much improved access by rail and road, and surrounded by open
countryside and desirable rural villages. The M65 creates an East-West growth corridor
of strategic and regional importance with further improvements in road and rail
connectivity ensuring Pennine Lancashire is at the economic heart of the Northern
Powerhouse. Access to superfast and ultrafast broadband and 4G connectivity outperform national benchmarks and we are home to a number of high profile global
businesses and EuroGarages, Crown Paints, Graham and Brown, Herbert Parkinson and
Blackburn Rovers”26

3.7

The Corporate Plan identifies health and manufacturing, respectively the largest and
second largest sectors in the borough, as ‘key to driving local productivity, growth and
innovation’27. It equally aims to maximise the opportunities offered by proximity to
‘national manufacturing assets such as Samlesbury Aerospace Enterprise Zone’.

3.8

A stated priority is to see a strong, growing economy that enables social mobility,
allowing ‘everyone of working age…to access jobs, career progression and make a
positive contribution to the economy, regardless of their social circumstances and
background’28. This is to be achieved by inter alia delivering a strategic pipeline of
growth programmes that attract investment and generate new economic, housing and
infrastructure growth opportunities. The Council also intends to ‘deliver sustained
growth and higher value employment’ for residents ‘as an enabler to social mobility’,

25

Pennine Lancashire (2016) Growth and Prosperity Plan 2016-2032, pg. 3
Blackburn with Darwen Council (2019) Blackburn with Darwen Corporate Plan 2019-2023, p12
27 Ibid, p12
28 Ibid, p13
26
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while separately aiming to support businesses and town centres by promoting the
borough and engaging with new investors29.

Lancashire’s Local Industrial Strategy
3.9

The Government introduced a requirement for Local Industrial Strategies through its
own national Industrial Strategy, published in late 2017, which aims to ‘create an
economy that boosts productivity and earning power throughout the UK’ by targeting
the five foundations of productivity – ideas, people, infrastructure, business
environment and place30.

3.10

Local Industrial Strategies are intended to ‘help identify priorities to improve skills,
increase innovation and enhance infrastructure and business growth’. They should be
‘long-term, based on clear evidence, and aligned to the national Industrial Strategy’31.
The NPPF32 requires planning policies, in turn, to have regard to such strategies in
setting ‘a clear economic vision and strategy which positively and proactively
encourages sustainable economic growth’. It requires policies to ‘set criteria, or identify
strategic sites, for local and inward investment to match the strategy and…meet
anticipated needs over the plan period’, proactively addressing barriers to investment
and offering sufficient flexibility to rapidly respond to changing economic
circumstances.

3.11

The LEP is responsible for producing a Local Industrial Strategy (LIS) for Lancashire. It
commissioned informing evidence that comprehensively profiled the Lancashire
economy, which was dated May 2019 and found inter alia that33:
•

There is a gap between the productivity of Lancashire and that of the wider
region and country, which will widen without action to challenge the delivery of
inclusive and sustainable growth. There is an unequivocal statement that
‘business as usual is not enough’;

•

Advances in technology and market shifts could lead to decline in manufacturing
and routine roles, with businesses and workers requiring support to both adapt
to and make the future;

•

There is a concentration of innovation assets and business activity in key sectors
along the M55-M6-M65 corridor, described as ‘the arc of prosperity’;

•

High value manufacturing sectors – such as aerospace, automotive, energy and
marine – and their supply chains must continue to innovate and operate at a
global scale to stay ahead;

29

Ibid, p13-14
HM Government (2017) Industrial Strategy: building a Britain fit for the future
31
Ibid, p220
32
MHCLG (2019) National Planning Policy Framework, paragraph 81
33
Steer Economic Development (May 2019) DRAFT: Lancashire Local Industrial Strategy: Evidence Base, Executive
Summary
30
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3.12

•

Lancashire needs new businesses in new sectors to develop new routes to
excellence, improving upon its relatively low business density and survival rates.
It is suggested that this should build upon the ‘strong start-up performances of
Blackburn with Darwen’ for example; and

•

Opportunities for, and challenges to, growth vary significantly between locations
subject to connectivity, quality of life and historic roles. It is recommended that
the LIS seeks to reflect this diversity and distinctiveness of Lancashire’s places.

The LEP is understood to have drawn upon this evidence base, and collaborated with a
range of stakeholders and partners, to develop strategic priorities and propositions for
discussion with Government. These discussions, originally scheduled to commence in
early 2020, were delayed by Brexit negotiations and the General Election, before being
further impacted by the onset of the pandemic. The LEP has subsequently confirmed
its view that:
“As a major economic shock there is now a real pressing need to revisit the original
analyses, refresh the numbers and reposition the strategy to take full account of the
impact, the prospects and interventions for stabilisation and recovery and to re-find the
pathways to growth. To do this meaningfully, there is a need to establish new economic
forecasts that account for the disruptive impact of Covid-19 and review the chapters,
the propositions, the asks and offers of the emergent strategy as well as re-socialise it
with key partners”34

3.13

The LIS clearly remains a work in progress on this basis, with its evidence base –
introduced above – in the process of being updated. It nonetheless provides a valuable
indication of the longstanding economic challenges faced by Lancashire, and the
opportunities that were felt to exist during a more favourable economic climate.

Redefining Lancashire: the approach to recovery
3.14

While the LIS has stalled, the Lancashire authorities have collaborated – with the
support of the LEP – to set out an initial approach to recovery from the economic
impact of the pandemic35. This was published in June 2020, and appears intended to
supplement a national plan – since updated in September – that aims to ‘help protect
jobs, support businesses through uncertain times, and prepare them for recovery’36.

3.15

The Lancashire authorities acknowledged that the impact of Covid-19 was yet to be
fully understood at that point, and that the situation was – and indeed still is –
regularly changing. Rather than attempting to predict an uncertain future, the
authorities’ approach seeks to ‘convene and galvanise our businesses, communities and
people to fight back and be stronger’37. It broadly aims to:

34

https://lancashirelep.co.uk/key-initiatives/lancashires-local-industrial-strategy/
Lancashire Authorities (2020) Redefining Lancashire: our approach to recovery
36
HM Treasury (September 2020) Winter Economy Plan, p2
37
Lancashire Authorities (2020) Redefining Lancashire: our approach to recovery, foreword
35
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•

Identify the sectors, occupations and places most severely impacted and bring
forward immediate solutions to arrest and deflate the intensity of impact;

•

Build, and share with government, a real-time granular view of the impact of
Covid-19 on businesses, workers and places;

•

Accelerate capital investment projects which will generate new jobs, in the nearterm, with the help of Government; and

•

Bring forward a delivery programme which responds to the differential needs of
prime sectors, with a clear focus on business growth, job creation, skills and
employment.

3.16

This publication is intended to set out only the ‘first steps’ of a recovery plan,
identifying projects and programmes designed to support the Lancashire economy over
the next year and thereby bridge the gap between short-term support and longer-term
strategic ambitions, the latter linked to infrastructure and capital investment projects.

3.17

Overarching objectives are clearly identified for the next year, with Lancashire aiming
to have ‘identified and responded to new opportunities to maintain and grow skills,
activities and productivity’, for example, and ‘continued to advance the critical pipeline
of strategic sites, assets and infrastructure’38.

3.18

More specific and immediate interventions are also outlined, for example to assist a
manufacturing sector that has experienced a temporary collapse in demand which
existentially threatens capacity and skills. Pennine Lancashire – as ‘an industrial district
of national significance’ – is specifically referenced in this context, given that it is home
to ‘some of the largest concentrations of manufacturing activity and supply chain in the
country, strategically positioned within the M65/66 Growth Corridors linking East
Lancashire, Greater Manchester and Yorkshire’39. The authorities propose a series of
programmes to address this risk, targeting the development of a local supply chain
network for example and growth in the pipeline of new home-grown enterprises;
already recognised as an existing strength of Blackburn with Darwen, to be built
upon40.

3.19

The authorities recognise that a plan is needed to span a period of economic recovery
and the subsequent return to a trajectory of growth. Work was already underway on a
Greater Lancashire Plan, which was to set out ‘a new vision for inclusive growth,
healthy communities and a cleaner world, delivered through a place-shaping strategy
of public sector reform, economic growth and environmental sustainability’41. It
remains the intention that this plan will ‘capture the county’s long-term growth
aspirations’, with economic resilience at its heart42. The recovery document suggests
that this plan will ‘build on existing priorities for the region’ that include:

38

Ibid, p7
Ibid, p18
40
Ibid, p20
41
Ibid, foreword
42
Ibid, p7
39
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•

Levelling up and further devolution;

•

Strategic Economic Framework and Local Industrial Strategy;

•

Climate change and clean growth opportunities;

•

Public sector reform which embraces ‘best in class’ service delivery;

•

Reinforcing leadership and building an enticing investment portfolio;

•

Building local capability and flexibility to respond to demand across the
spectrum;

•

Building capacity for market and technology foresight to be ‘fit for the future’;
and

•

Future-proofing infrastructure for net-zero carbon and digital connectivity.

Summary and implications
3.20

In summary:
•

The HENA, introduced in the previous section, sought to account for economic
ambitions and strategies – such as the SEP, the Lancashire Growth Deal, the
Growth and Prosperity Plan and the Plan for Prosperity – in translating a baseline
forecast of employment decline into a more optimistic growth scenario for
Blackburn with Darwen.

•

While the focus has understandably shifted towards a short-term economic
recovery from the coronavirus pandemic, there remain long-term ambitions for
substantial growth from the Council, the Lancashire authorities and the LEP. This
has long since been considered necessary to address an enduring productivity
gap, take advantage of economic opportunities and support social mobility.

•

Blackburn with Darwen is well positioned to act as a trailblazer given its track
record in supporting business start-ups, and the M65 corridor is equally
recognised as being of regional or even national significance given its position
and the scale of manufacturing activity in particular. It has long been
acknowledged to form part of a so-called “arc of prosperity” linking innovation
assets and business activity along the M65 and through to the M6 and M55.
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4. Market Need
4.1

The PPG confirms that planning policies and decisions should be based on up to date
evidence of current market demand for employment space. This should have regard to
a number of factors including trends in take up and availability, as well as the locational
and premises requirements of particular types of business43.

4.2

These issues have previously been examined via the preparation of the ELRS44 which
highlighted both quantitative and qualitative shortfalls in the borough’s employment
land supply.

4.3

More recent market evidence is reviewed within this section to highlight the ongoing
mismatch between the supply of and demand for employment space in Blackburn that
a new SES could help to address.

4.4

The analysis draws on secondary data sources, and in line with national guidance, has
been informed by market intelligence, including discussions with developers and
property agents and engagement with business and economic forums. Commercial
property market advice has also been sought from Aspinall Verdi.

M65 Market Context
4.5

Blackburn with Darwen sits at the heart of the M65 Corridor and forms the western
gateway to Pennine Lancashire. In commercial market terms, the corridor is
characterised by a number of successful employment sites running east from
Blackburn, including Commercial Road/Blackburn Interchange (J4), Shadsworth
Business Park, Walker Park and Roman Road (J5) Whitebirk Industrial Estate and
Frontier Park (J6), Altham Industrial Estate and Shuttleworth Mead (J8) and Burnley
Bridge (J9).

4.6

The success of these sites, including less attractive locations like Burnley Bridge,
provides evidence that where the right product in the right location, at the right price,
is put to the market, there is demand from local companies and also inward investors
looking for high quality, affordable industrial space. Aspinall Verdi confirm that recent
transactions include the take up of space by distribution and advanced materials
companies at Whitebirk, metal fabricators on Walker Park and more general
manufacturing operations on Shadsworth Business Park.

4.7

Aspinall Verdi advise that the growth of logistics operators to service internet retailers
has also led to an increase in demand for larger warehouses ranging from 10,000sqm
to 35,000sqm across all geographic areas. In the Pennine Lancashire context, this
growth in demand is being serviced by new logistics floorspace at Frontier Park, which
also provides larger floorplate premises for industrial use.

43

MHGCL (2019) Planning Practice Guidance: Housing and Economic Development Needs Assessments, Paragraph:
026 Reference ID: 2a-026-20190220
44
BE Group (2019) Employment Land Review Study
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4.8

This reflects conclusions in the ELRS, which highlighted that Whitebirk Strategic
Employment Site (now known as Frontier Park) was viewed as being key to meeting
strategic level needs of the logistics and distribution sector45. Outside of Pennine
Lancashire, the Cuerden Strategic Site was also identified as likely to provide strategic
B2/B8 space which will compete with equivalent options in Blackburn with Darwen46.

4.9

Notwithstanding this, Aspinall Verdi confirm that the majority of enquiries for space
within Blackburn (and across Lancashire) are for industrial floorspace followed by
offices. The county’s tradition in the manufacturing and advanced engineering sectors
is viewed as key points of distinction that drives demand for commercial property.
Walker Park and Shadsworth remain popular locations for these uses, however they
are almost fully occupied and have limited expansion land.

4.10

The popularity of sites at Junctions 4-6, highlight Blackburn’s success in attracting
investment on sites along the M65 corridor. Frontier Park, which has been delivered
speculatively, also highlights that where new stock is brought to the market this is
being met with demand. The strengths of these locations in commercial market terms
has been considered by Aspinall Verdi and is summarised below.
Table 4.1:

M65 Corridor Employment Sites in Blackburn

Employment Site

Description

Strengths

Target sectors

Commercial Road Commercial Road, including Tower Business

Very close to Junction 4

Local SME’s

Blackburn

Park is situated at junction 4 of the M65

M65

(offices)

Interchange,

motorway, 5 miles from junction 9 of the

Accessible to workforce

Manufacturing

Lower Darwen

M61 and junction 29 of the M6. The M66 is

(Junction 4 M65)

approximately 6 miles away. The Blackburn

Managing agent

Local

Parkinson Real Estate

Distribution

Interchange incorporates a Travelodge
Hotel, PetrolFilling Station, McDonalds,
Costa Coffee and Co-operative convenience

confirms strong demand
from local businesses

store. There are also office and trade
counter schemes, which are popular with
tenants.
Shadsworth/

This is an established and popular

Motorway Junction

Manufacturing

Walker Park,

employment area in Blackburn. Walker Park

location

Logistics

Roman Road (J5

was once the base of Walker Steel. It has

Access to market

M65)

had a high-quality refurbishment and

Trade Counter

Access to Blackburn

Local SME’s

Recent investment sales

Offices

provides excellent quality space close to
Junction 5 of M65 motorway. Walker Office
Park is a popular out of town location for
occupiers such as Assura Finance and the
Blackburn Diocese. Shadsworth Business
Park is an established business location with
modern industrial units, most of which have
been constructed in the last 15 years.

45
46

Ibid. para 2.61
Ibid. para 8.23
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Whitebirk/Frontie The successful development of the

Motorway junction

Logistics

r Park (J6, M65)

Whitebirk area, and more recently Frontier

adjacent

Advanced

Park, demonstrates its status as a Strategic

Large site in single

Engineering

High Quality Employment Site. It

ownership

and

Access to markets –

Manufacturing

demonstrates all of the qualities required by
modern industry. It is large, next to a
motorway junction, it provides rapid access
to the town centre and the surrounding

Manchester/ M6 corridor Energy &
Environmental

Accessible to workforce

region, it is accessible to workers and gives

Attractive to logistics,

access to markets.

manufacturing, energy
and services

Source: Aspinall Verdi
4.11

The remainder of this section considers the current performance of the existing stock
of employment floorspace in Blackburn with Darwen borough.

Existing Supply of Floorspace
4.12

The online property database CoStar has been used to analyse employment floorspace
supply in Blackburn by quantum, spatial distribution, type and quality.

4.13

This shows that the borough’s existing stock comprises over 1.5 million sqm of
floorspace across 687 individual properties. The majority of these properties (37%)
support general and light industrial use, while in floorspace terms warehousing
accounts for over 50% of the total stock.
Table 4.2:

Employment Floorspace by Type, 2020
Properties

Floorspace

Number

% of Total

Sqm

% of Total

Office

236

34%

183,490

12%

General and light industrial

252

37%

523,714

35%

Warehouse

199

29%

801,811

53%

GRAND TOTAL

687

-

1,509,015

-

Office

Source: Turley Economics analysis of CoStar data, 2020

4.14

Supply by Size
The below chart outlines the size of properties by type in Blackburn with Darwen. It can
be seen that units smaller than 500 sqm are the most prevalent size for office and
general & light industrial properties (with most of these types being under 1,000 sqm),
and that just under half (91 of a total 199) of storage & distribution units are between
1,000 and 2,499 sqm. There are therefore a relatively few units larger than 5,000 sqm
across all market segments.
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Figure 4.1: Number of Properties by Type and Property Size-band, 2020
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4.15

The below chart presents the percentage of total floorspace in the district
accommodated by each size band. It can be seen that units over 10,000 sqm contribute
a significant proportion of the area’s general & light industrial and storage &
distribution floorspace.
Figure 4.2: Floorspace by Type by Property Size-band, 2020

Office
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4.16

Supply by Type and Quality
CoStar’s rating criteria for industrial and office units (the latter encompassing both
general & light industrial and storage & distribution uses) enables analysis of overall
quality of this stock. The criteria used by Costar are summarised in the Table below.
Table 4.3:

CoStar Building Rating Criteria
Industrial

Office

1 and 2 Stars

Suitable for smaller, unique industrial In need of significant refurbishment or
uses.
only suitable for smaller tenants.
Limited functionality.
Lowest rents in market.
Lowest rents in market.

3 Stars

Smaller structures with lower eaves
heights.
Limited land for expansion and access.
Average or near average market rents.

An older structure, but not
refurbished.
Standard ceiling heights with less
efficient floor plates.
Average or near average market rents

4 and 5 Stars

Efficient loading ratios.
High eaves heights.
Land available for manoeuvrability,
access and expansion.
Likely new, large, modern distribution
and warehouse facilities.
Adequate roof lights.
Flexibility to accommodate various
tenants and uses.
Rents above market averages within
its secondary type.

New or refurbished construction
exhibiting the latest trends in office
design.
Prominent in its context. Sustainable
and energy efficient.
High quality materials and systems.
Efficient floor plates and generous
ceiling heights. High glazing ratios for
daylight and views.
Rents above market averages

Source: CoStar, 2020
4.17

The below table outlines the number of properties and total quantum of floorspace by
type and quality in Blackburn with Darwen. It can be seen that for all types of property,
the majority of floorspace is considered to be of average quality (3 Star), with most of
the remainder being made up by lower quality stock (1-2 Star).

4.18

Just 6% of office floorspace and 3% for both general & light industrial and storage &
distribution stock is considered to be within the higher ratings bands, indicating that
many occupiers will be occupying premises increasingly inefficient and outmoded
accommodation.

4.19

Aspinall Verdi confirm that Blackburn and its neighbouring towns have relied on an
increasingly ageing portfolio of employment sites, many of which are a legacy of the
town industrial past. Until recently, there had been very little new development, with a
lack of modern stock impacting on the competitiveness of the borough and wider subregion.
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4.20

This issue has also been identified through discussions with local agents who have
highlighted that many occupiers are occupying older, sub-standard accommodation
not suitable for modern business.
Table 4.4:

Employment Floorspace by Type and Quality, 2020
Properties

Floorspace

Number

% of Total

sqm

% of Total

1-2 Stars

124

53%

61,225

33%

3 Stars

101

43%

110,571

60%

4-5 Stars

11

5%

11,694

6%

Total

236

100%

183,490

100%

1-2 Stars

136

54%

156,695

30%

3 Stars

114

45%

351,345

67%

2

1%

15,674

3%

252

100%

523,714

100%

1-2 Stars

75

38%

284,338

35%

3 Stars

123

62%

492,320

61%

1

1%

25,153

3%

Total

199

200%

801,811

100%

GRAND TOTAL

687

-

1,509,015

-

Office

General & Light Industrial

4-5 Stars
Total
Storage & Distribution

4-5 Stars

Source: Turley Economics analysis of CoStar data, 2020

4.21

4.22

Spatial Distribution of Supply
The plans presented at Figures 4.3-4.5 show the spatial distribution of office, general &
light industrial and storage & distribution floorspace in Blackburn with Darwen by size
and rating quality. Each point represents one employment unit, with the size of the
point corresponding to the relative quantum of floorspace of a property and the colour
of the point representing the quality of the floorspace, as categorised by CoStar.
This analysis indicates:
•

The main office locations are Blackburn town centre and along the M65 corridor
where there are a number of larger office units along the M65 corridor, of
generally average (i.e. 3-star) quality, at sites such as at Junction 4 and at the
Shadsworth Business Park, Walker Park and the Roman Road/Davyfield Road
Business Park (all accessible via Junction 5). Some higher quality office units are
also located on the corridor, for example at Junction 4 (including at Blackburn
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Interchange Trade Park) and also near Junction 6 at the Whitebirk Industrial
Estate. Poorer quality office stock is generally concentrated in and around
Blackburn town centre, albeit there is also some higher quality provision located
centrally.
•

General & light industrial stock is similarly distributed to office space in quality
whilst showing an increased concentration in terms of overall quantum along the
M65 corridor, principally at the larger industrial sites located in the vicinity of
Junctions 4, 5 and 6 such as at the Shadsworth Business Park, Walker Park, the
Roman Road/Davyfield Road Business Park and the Whitebirk Industrial Estate.

•

Storage & Distribution – Storage & distribution floorspace can be seen to be
concentrated at the aforementioned sites along the M65 corridor to a greater
extent still. The presence of a number of high quality units is also noted at the
Shadsworth Business Park and also at Frontier Park in the neighbouring authority
of Hyndburn at Junction 6.
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Figure 4.3: Supply of Office Floorspace by Quality, 2020

Source: Turley Economics analysis of CoStar data, 2020
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Figure 4.4: Supply of General & Light Industrial Floorspace by Quality, 2020

Source: Turley Economics analysis of CoStar data, 2020
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Figure 4.5: Supply of Storage & Distribution Floorspace by Quality, 2020

Source: Turley Economics analysis of CoStar data, 2020
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Demand for employment floorspace
4.23

To establish how demand for employment floorspace has been met in Blackburn with
Darwen over recent years, an analysis of sales and leases signed over the period since
2010 has been conducted, again drawing on CoStar data.

4.24

It should be noted that, whilst possible for supply-side analysis, CoStar data does not
enable a distinction to be drawn between space leased for general & light industrial
uses and for storage & distribution uses; these types are therefore presented as a
combined ‘Industrial’ category in this section.

4.25

4.26

Spatial Distribution of Take-up and Sales
The spatial distribution of take-up and sales of office and industrial floorspace are
shown in the below plans. Each point on the relevant plan represents an individual
lease or sale, with the colour and size of each point respectively representing the type
of property and quantum of floorspace leased (relative to other deals for the type of
property in question). It should be noted that there is some level of overlap between
the two plans, given that some units are be owner-occupied whilst others are then sold
before being re-leased.
As is to be expected given the distribution of supply presented above, strong demand
for employment floorspace (in terms of both leases and sales) has been recorded along
the M65 corridor at the sites in the vicinity of Junctions 4, 5 and 6.
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Figure 4.6: Take-up of Office and Industrial Floorspace – Leases signed (2010-20)

Source: Turley analysis of CoStar data, 2020
27

Figure 4.7: Office and Industrial Floorspace – Sales (2010-20)

Source: Turley analysis of CoStar data, 2020
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4.27

4.28

4.29

Office Take-up
As demonstrated by the below chart, analysis demonstrates that take-up of office
space in Blackburn with Darwen has fluctuated over recent years, with particularly high
rates being recorded in 2012 and 2017. Average annual take-up over the ten-year
period 2010-19 was 4,240 sqm.
Key deals in the years of high take-up identified above include:
•

In 2012, Accrol Group leased 8,242 sqm office space at the Roman Road
Industrial Estate along the M65 Corridor (between Junctions 4 and 5), this
equating to 75% of the year’s total take-up.

•

In 2017, the government’s Department of the Environment Food & Rural Affairs
leased 3,625 sqm in Blackburn town centre, this equating to 47% of the year’s
total take-up.

The past three years on the other hand have seen relatively low levels of office takeup. Even prior to the Covid-19 pandemic, 2019 saw the second-lowest total annual
take-up since 2010, recording the joint-lowest number of individual leases.
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Figure 4.8: Take-up of Office Floorspace, 2010-20
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Industrial Take-up
Similarly to office, the past three years have seen relatively low levels of industrial
take-up – both in terms of number of deals and overall quantum of floorspace leased –
since the peak levels recorded in 2017. Average annual take-up over the ten-year
period 2010-19 was 45,873 sqm.
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4.31

Notable deals during this period included:
•

In 2010, Pretek Ltd leased 17,650 sqm at the Roman Road Industrial Estate, this
equating to 32% of the year’s total take-up.

•

In 2011, Accrol Group leased 6,225 sqm industrial space at the Roman Road
Industrial Estate, equating to 24% of the year’s total take-up.

•

In 2012, Sally Salon Services leased 18,200 sqm industrial space at the Walker
Industrial Park (Junction 5 of the M65), equating to 50% of the year’s total takeup.

•

In 2013, Bibby Distribution leased 11,900 sqm industrial space at the Walker
Industrial Park, equating to 22% of the year’s total take-up.

•

Also in 2013, Michael Davies and Associates leased 24,500 sqm industrial space
at the Walker Industrial Park, equating to 46% of the year’s total take-up.

•

In 2014, Accrol Group leased 8,425 sqm industrial space at the Roman Road
Industrial Estate, equating to 18% of the year’s total take-up.

•

In 2015, MK Illumination (UK) Ltd leased 14,100 sqm industrial space at the
Witton Business Park to the west of Blackburn, equating to 23% of the year’s
total take-up.

•

In 2017, Pentland Brands leased 24,100 sqm industrial space at the Walker
Industrial Park, equating to 32% of the year’s total take-up.

4.32

The above analysis highlights the fact that a significant proportion of the leases which
drove demand and take-up in Blackburn over the past 10 years have been
concentrated at the industrial estates (particularly Roman Road and Walker Park) along
the M65 corridor. As shown by Figure 4.6, Frontier Park in Hyndburn at Junction 6 of
the M65 also saw high levels of take-up.

4.33

This analysis highlights a clear spatial dynamic to demand in Blackburn with locations
along the M65 accommodating the borough’s most commercially attractive
employment areas and being important drivers of current demand.

4.34

This is supported by evidence presented within the ELRS, which confirms that
Blackburn with Darwen benefits from its prominent position in the west of the M65
Corridor and critical mass of manufacturing businesses, including advanced flexible
materials businesses of national significance. The borough’s highest graded industrial
and warehouse stock is mostly found in Walker Park, Roman Road and Shadsworth, as
well as Blackburn Interchange. Whilst the borough’s supply of high graded offices is
found at Walker Park, Blakewater Road and Challenge Way, in Greenbank and
Glenfield Park47.

47

Ibid. para 2.62
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4.35

Notwithstanding the above, as with office space, take-up for industrial uses was
particularly low in 2019, recording the lowest annual rates during the period since
2010.
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Figure 4.9: Take-up of Industrial Floorspace, 2010-20
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Take-up by Unit Size
Considering take up by size of unit, it can be seen that the vast majority of leases of
both industrial and office space have been for smaller units. As outlined by the below
chart, the majority (128 of a total 166 leases) of office transactions related to
floorspaces of under 250 sqm.
Figure 4.10: Office Take-up by Floorspace Leased per Transaction, 2010-20
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4.37

Similarly, a large proportion of industrial leases were also for smaller floorspaces under
5,000sqm.
Figure 4.11: Industrial Take-up by Floorspace Leased per Transaction, 2010-20
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4.38

The above analysis shows that where larger units are available, they are taken up. The
low levels of take up in recent years, coupled with a focus on smaller units, would
suggest that demand is being constrained by a lack of supply, particularly across
Blackburn’s larger employment areas which have been strong drivers of take up and
demand over the past 10 years.

Availability of employment floorspace
4.39

The supply issue highlighted above can be evidenced with reference to data on current
floorspace availability48. As shown in the below chart, there has been a general
downwards trend for all types of uses in Blackburn with Darwen in terms of the
proportion of floorspace that is available for sale or lease.

4.40

As of Q3 2020, under 5% of floorspace for both general & light industrial and storage &
distribution uses is available, significantly lower than the c.10% that is considered
optimal to allow for the market churn that enables existing and new businesses to find
space suitable for their needs. This suggests that availability in the area is constrained.

48

CoStar classifies ‘available’ space as that which is currently being marketed as available for lease or sale in a given
time period. It includes any space that is available, regardless of whether the space is vacant, occupied, available for
sublease, or available at a future date, and therefore gives a wider perspective than the vacancy rate.
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Figure 4.12: Floorspace Availability Rate by Type, 2010-20
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4.41

It should also be noted that a proportion of the stock informing the above availability
will not actually be vacant. For example, it could be floorspace that is currently
occupied and available for lease at a future date (and indeed may still be under
construction) or units that are available for sub-lease.

4.42

The below chart therefore shows the vacancy rates for the three types of employment
floorspace. This gives an even more stark indication of constrained supply; it can be
seen that under 2% of general & light industrial and storage & distribution floorspace is
currently vacant, with a 4% vacancy rate for office floorspace.
Figure 4.13: Floorspace Vacancy Rate by Type, 2010-20
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4.43

Current Availability
The below table presents the quantum of each type of floorspace that is currently
available, considering this as a percentage of total supply (as outlined earlier at Table
5.1). It can be seen that there is currently very limited floorspace availability of all types
of employment uses, with availability rates for industrial and storage and distribution
space being well the c.10% that is considered optimal to allow for the market churn.
Table 4.5:

Current Floorspace Availability by Type, October 2020
Supply (sqm)

Available (sqm)

% Available

Office

183,490

16,341

8.9%

General & Light Industrial

523,714

24,679

4.7%

Storage & Distribution

801,811

19,988

2.5%

1,509,015

61,007

4.0%

GRAND TOTAL

Source: Turley analysis of CoStar data, 2020
4.44

Further analysis indicates that supply is particularly constrained for larger properties in
Blackburn with Darwen, with no floorspace of over 10,000sqm being available, and
only one unit of over 5,000sqm being available each for general & light industrial and
storage & distribution uses.
Figure 4.14: Availability by Floorspace Size-band, 2020
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4.45

Whilst it is acknowledged that additional floorspace with the potential to
accommodate larger units will be coming forward at Frontier Park in the neighbouring
Hyndburn, it is clear that a lack of supply nonetheless remains at Blackburn’s key
strategic employment area at Junction 5. This is particularly the case in terms of the
lack of good quality available general & light industrial and – aside from Frontier Park in
Hyndburn – storage & distribution floorspace, as shown in the plans below.
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Figure 4.15: Available General & Light Industrial Floorspace, October 2020

Source: Turley analysis of CoStar data, 2020
35

Figure 4.16: Available Storage & Distribution Floorspace by Type, October 2020

Source: Turley analysis of CoStar data, 2020
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4.46

Based on the current available supply and annual average take-up between 2010 and
2019, it can be seen that there is just under 4 years of available supply of office space
in Blackburn with Darwen. Industrial supply is, however, far more constrained, with
under a year’s average supply currently available. This is set out in the below table.
Table 4.6:

Supply Demand Balance, October 2020
Annual Average
Take-up 2010-19 (sqm)

Available
Supply (sqm)

Years of
Available Supply

Office

4,240

16,341

3.9

Industrial

45,873

44,666

1.0

Source: Turley Economics analysis of CoStar data, 2020

Inward investment enquiries
4.47

The ELRS confirms that there remains significant developer and occupier interest in the
local and sub-regional market49. At this time it was reported that the focus was on
smaller properties for up to 5000sqft (464sqm), historically there had been strong
demand for properties of up to 5,000 sqm (53,820sqft)50. However, as outlined above,
the focus on small properties is considered to reflect deficiencies in supply rather than
a weakening of demand.

4.48

This can be evidenced with reference to enquiry data held by Blackburn with Darwen
Council which confirms requirements equating to c.115,000sqm (1.2 million sqft) which
have accumulated over the past 2 years due to a lack of supply. These are summarised
in the table below.
Table 4.7:

Unmet occupier requirements in Blackburn with Darwen, October 2020

Type of Business

Number of enquires

Unmet requirement (sqm)

Manufacturing

8

102,193

Distribution

3

6,875

Trade Counter

2

1,858

Service

1

929

Showroom

1

2,973

Total

15

114,828

Source: Blackburn with Darwen Council
4.49

49
50

It is of note that around 75,000sqm of the total floorspace being sought is associated
with two large manufacturing requirements, of c. 27,900sqm (300,000sqft) and
46,500sqm (500,000sqft). The remaining requirements for buildings ranging in size

Ibid, para 2.52
Ibid, para 7.14
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from 465sqm (5,000sqft) to 6,500sqm (70,000sqft), with the majority being for units in
excess of 2,500 sqm (26,910sqft).
4.50

By way of illustration a 2,500sqm unit would typically require a 0.6ha site, whilst a
larger 6,500sqm unit may require a 1.6ha site51. For larger units a site of 7ha would be
required for 27,900sqm of floorspace, increasing to 11ha for the largest requirement. It
is estimated that around 28.7ha of employment land would be required to
accommodate the full 114,828sqm of unmet requirements.

4.51

The data also indicates that a further 10ha of land is required, with the largest
requirement being for a site of between 4-8 hectares (10-20acres) for future
manufacturing use. There are also a further two requirements for sites of up to 1ha
(1.5-2 acres) for trade counter and manufacturing uses.

Stakeholder feedback
4.52

51

Turley has engaged in a series of discussions with locally based developers, commercial
agents and development managers to gain on-the-ground perspectives on the
employment land market. The key points arising from these discussions are
summarised below:
•

Take up in the Blackburn area in recent years has been very good, particularly at
Frontier Park, which is catering for occupiers seeking medium floorplate logistics
and industrial space;

•

Enquiries are being driven by the indigenous business base. It was noted that the
area is characterised by home grown businesses that want to stay in the area.
Euro Garages is an example of a business that was established and grown locally
in Blackburn;

•

It was also noted that older existing estates are also full limiting the choice of
site available for developers and occupiers. There are also deficiencies in the
local second hand market where there is limited space available. Many
Lancashire businesses are therefore operating from unsuitable premises (e.g.
former mill buildings). It was highlighted that in some instances it is difficult for
occupiers to release value from their existing sites to invest in new premises.
This is also constrained by a lack of good quality supply;

•

It was reported that there has been a gradual depletion of the better quality
employment land. This has resulted in the needs of occupiers wanting to
relocate (generally seeking 1-2 acre plots) being unmet. Sites that are available
and of sufficient scale to accommodate this type of requirement, are often too
far from the motorway to be attractive;

•

Frontier Park has speculatively developed units ranging from 30,000 sqft to
150,000 sqft with the flexibility for sub-division. The site has witnessed strong
levels of take up and is likely to be fully built out by the end of 2021. Demand has
been driven by highly skilled Lancashire based manufacturing / engineering

Based on a 40% plot ratio
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companies as well other European manufacturing and 3PL occupiers seeking
modern production and storage space;

4.53

•

It was highlighted that viability can be a challenge in the local market. Larger
units from 50,000 sqft are considered to be more viable as it’s possible to
achieve build cost economies of scale. It was felt that the introduction of
distribution uses may help subsidise infrastructure costs where this is required.
It was noted that smaller space is more difficult to pre-let but will be occupied if
built;

•

All stakeholders were supportive of additional allocations, where these can be
provided within close proximity to motorway junctions. It was identified that
success factors at Frontier Park have included the site’s access to the motorway,
access to local amenities (the F&B and Hotel offer at Frontier has helped to
generate interest) and a choice of plots and/or immediately available
speculatively built units.

In the context of the J5 SES, it was noted that:
•

The site has a locational advantage of being accessible to large workforce both at
either end of the M65 (Preston and Burnley) and also north from Lancaster and
south from the northern boroughs of Greater Manchester;

•

The site could provide a range of plots (up to 5 acres) which could be developed
out over a 10-15 year period including 1-4 acres for units of 30-50,000 sqft
providing office/production space. It was also highlighted that smaller start up
space and/or hybrid production and office space (>5,000 sqft / 500sqm) would
also be met with demand; and

•

The J5 SES could act as a continuation of Shadsworth Business Park in terms of
product and occupiers with a focus on small to medium sized companies – SME
office, Trade counter type uses.

Summary and implications
4.54

In summary:
•

The M65 corridor is characterised by a number of successful employment sites
running east from Junction 4 in Blackburn with Darwen to Junction 9 in Burnley.
Recent developments at Burnley Bridge and Frontier Park highlight the ongoing
demand from local companies and also inward investors looking for high quality,
affordable industrial space in the corridor.

•

Although the current reported growth in logistics demand is currently being met
at Frontier Park, the majority of enquiries within Blackburn are for industrial
space, followed by offices. Walker Park and Shadsworth remain popular
locations for these uses, however they are almost fully occupied and have
limited expansion land.
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•

A review of Blackburn with Darwen’s current supply indicates that the borough
has over 1.5 million sqm of commercial floorspace across 687 individual
properties, with units up to 1,000sqm being the most prevalent. There relatively
few units larger than 5,000 sqm across all market segments.

•

Occupiers are occupying increasingly inefficient and outmoded accommodation.
Just 6% of office floorspace and 3% for both general & light industrial and
storage & distribution stock is considered to be within the higher ratings bands,
with much of this located along the M65 corridor.

•

Over the past 10 years, an average 45,873sqm of industrial floorspace has been
taken up annually in Blackburn with Darwen. Take-up of office floorspace was
less than a tenth of this figure, highlighting the dominance of the borough’s
industrial market. Declining rates of floorspace availability and vacancy have,
however, impacted on take up rates in recent years.

•

Benchmarking annual average rates of take up against the available supply
highlights the current pressures on supply. This analysis shows that there is just 1
years supply of industrial floorspace and 3.9 years supply of office available to
the market.

•

The Council have also confirmed that they are dealing with over 115,000sqm (1.2
million sqft) of unmet occupier requirements which have accumulated over the
past 2 years due to a lack of supply. There is a clear spatial dynamic to this
demand with locations along the M65 being preferred and important drivers of
demand.
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5. The Supply of Employment Land
5.1

The 2019 ELRS included a detailed assessment of employment land supply in Blackburn
with Darwen. The baseline supply comprising Local Plan Part 252 Policy 13 sites,
relevant Policy 28 sites, plus a 40 percent share of Frontier Park, was reported to
equate to 79.97 ha. Deductions were then made for land being developed for non-B
use, sites nearing completion and/or those characterised by other physical constraints
which limit their development potential, with the baseline supply subsequently
lowered to a realistic supply of 47.04ha.

5.2

Although a full assessment of employment land supply falls outside of the scope of the
current study, the supply position can be updated with reference to information
provided by the Council in October 2020. As summarised in the following table, this
review indicates that the realistic supply of employment land now comprises 43.85ha
of land covering both greenfield and brownfield allocations. The key changes in the
supply position are summarised in Table 5.1 below.
Table 5.1:

‘Realistic Supply’ of Employment Land in Blackburn with Darwen (2020)

Site Name (new Local Plan Site Ref)

ELRS Realistic
supply (Ha)

Current
availability

Change

(Ha)

52

13/1 Lower Philips Road, Whitebirk
Industrial Estate, Blackburn

6.07

0

-6.07

13/10 Commercial Way, Blackburn
Interchange

0.60

0

-0.60

13/11 Hollins Grove Development
Site (S162)

1.33

1.38

+0.05

13/12 Chapels Park, Darwen (S172)

3.50

1.97

-1.53

13/2 Furthergate Phase 2,
Blakewater Road, Imperial Business
Park, Blackburn (S163)

2.01

0

-2.01

13/3 Furthergate Phase 1, Gorse
Street, Blackburn (S149 Carl Fogarty
Way)

4.19

5.78

+1.59

13/4 St Peter's Quarter, Freckleton
Street, Blackburn

0.49

0

-0.49

13/6 Evolution Park, Shadsworth
Road, Blackburn (S167)

3.82

3.91

+0.09

13/7 Plot C Shadsworth Business
Park, Blackburn (S168)

1.92

1.72

-0.20

Blackburn with Darwen Council (2015) Site Allocations and Development Management Policies
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Site Name (new Local Plan Site Ref)

ELRS Realistic
supply (Ha)

Current
availability

Change

(Ha)
13/8 Waterside Employment Site,
Haslingden Road, Blackburn (S169)

6.29

4.64

-1.65

13/9 Premier Way, Walker Park,
Blackburn (S170)

2.61

2.52

-0.09

28/3 Cathedral Quarter Phase 2,
Blackburn

0.11

0

-0.11

28/8 Sappi Site, Start Drive, Off
Preston Old Road, Blackburn (S176)

1.50

3.10

+1.60

28/9 Former Lower Darwen Paper
Mill, Greenbank Terrace, Lower
Darwen (S180)

3.00

4.64

+1.64

Frontier Park (S173)

9.60

3.67

-5.93

Hollins Grove Mill, Darwen (S047)

n/a

10.05

10.05

Dock Street, Higher Eanam,
Blackburn (S159)

n/a

0.47

0.47

47.04

43.85

-3.19

Total
Source: Blackburn with Darwen Council
5.3

Notable reductions include:
•

A 6.07ha reduction in the available land supply at Lower Philips Road, where
completion of 2,838 sqm B2 on 2.49 ha (Hippo Preparation Facility) and 6,957
sqm on 1.44ha (Pets Store) occurred in 2019/20. The residual land supply of
2.14ha is not considered to be developable and has been removed from the
available supply;

•

Further take up at Commercial Way in lower Darwen. This site is now fully
developed with no residual capacity;

•

A 1.53ha reduction in the available supply at Chapels Park, Darwen, where the
northern section of the site has now been earmarked for a new household waste
recycling centre;

•

A 1.65ha reduction in the available supply at the Waterside Employment Site at
Haslingden Road, Blackburn. This is due to a portion of the site being unavailable
for development. The remaining 4.64 ha on the northern portion is currently
under construction; and

•

Take up of 5.93ha at Frontier Park in 2019/20. The residual capacity of this site
(falling within the Blackburn with Darwen Boundary) is now 3.67ha.
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•

5.4

5.5

Removal of Furthergate Phase 2 from the supply due to deliverability issues
raised during evidence base work for the Local Plan.

The capacity on a number of sites has also been increased slightly following the
Councils review of site boundaries, and two additional sites have been identified. The
key changes include:
•

The addition of 1.59ha at Furthergate (Phase 1) has been added due to the
construction of a new road (Carl Fogarty Way).

•

The addition of 1.60ha at the Sappi Site to align with proposals within the outline
planning permission;

•

The addition of 1.64ha at the Former Lower Darwen Paper Mill following a
review of the site boundary; and

•

The inclusion of Hollins Grove Mill, Darwen (10.05ha) and Dock Street, Higher
Eanam, Blackburn (0.47ha) as available, suitable and deliverable employment
sites.

Extant Planning Permissions
Monitoring undertaken by the Council also identifies a number of extant planning
permissions for employment use within existing employment areas, which if
developed, would add to the supply of employment land and floorspace available in
the borough. These permissions are summarised in the table below53.
Table 5.2:

53

Extant Planning Permissions

Council
Ref

Site Name

Land Type

Planning
Application
Reference

Description

Gross
Site Area

S151

Suez - proposed Brownfield 10/19/0495 PP currently granted 7.41
new Energy from
is non B-use class Waste Centre
Sui Generis
floorspace

S158

Balle Street Mill

S160

Plot 5, Connect 4, Greenfield 10/18/0743 Erection of 5 no.
Chancel Way
(0438/1)
Industrial Units
(Class B2 & B8)

S205

Commercial Road Brownfield 10/16/0760 Construction of 25 0.473
(0415/1)
small scale industrial
units

Brownfield 10/17/1198 PP currently granted 0.817
for energy storage
facility therefore no
B use class
employment
0.645

Sites already included in the realistic supply at Table 4.1 have been excluded to avoid double counting.
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Council
Ref

Site Name

Land Type

Planning
Application
Reference

Description

S206

Bus Depot,
Manner Sutton
Street

Brownfield 10/16/1169 Conversion to metal 0.527
(0420/1)
recycling centre with
business incubators

S207

Land at junction Brownfield 10/19/0253 Erection of 12 no.
of Gladstone
(0441/1)
industrial units B1
Street and Gorse
and B2
Street

0.361

S208

Former
Newman's
Shotes Factory,
Garden Street

Brownfield 10/18/0282 Erection of B1 & B2
(0464/1)
industrial units

1.105

S209

Old Fire Station,
Canterbury
Street

Brownfield 10/18/1093 Construction of
(0467/1)
single storey units
(part retrospective)
and extension to
unit 11

0.528

Total

Gross
Site Area

11.87

Source: Blackburn with Darwen Council
5.6

Although collectively these sites add a further 11.87ha to the supply, it of note that
8.23ha relates to land with permission for non-B use class employment. Assuming
these permissions are implemented, then the additional supply from extant planning
permissions reduces to 3.64ha (rounded to 3.6ha) with the majority of these
developments taking place on smaller brownfield sites.

5.7

Adding the 3.64ha to the realistic supply indicates that Blackburn with Darwen has a
forward supply of 47.49ha of employment land (rounded to 47.5ha) for future Class
E(g)(i) office, Class E(g)(iii) Light Industrial (B2) General Industrial and B8 Storage and
Distribution uses.

Updating the Supply demand balance
5.8

In balancing updated supply position outlined with the residual need, it can be
concluded that, in purely quantitative terms, the supply is sufficient to meet the
assessed residual need for 47.5ha over the period to 2037. However, in line with the
approach taken in the ELRS, the inclusion of a 5 year buffer (+13.4ha) to ensure the
market has access to an adequate choice of sites over the duration of the plan period,
would generate a shortfall of 13.4ha.

5.9

The calculation is sensitive to a number of factors however, including:
•

Net developable areas - a proportion of land within the supply will be
undevelopable and/or lost to site servicing, infrastructure and landscaping. A
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gross to net adjustment is therefore often applied to reflect the amount of land
within a site that is developable. This is typically based on a ratio, ranging from
100% for vacant site with road frontage to 75% where more extensive
landscaping and infrastructure, including access roads, may need to be provided.
Estimates provided by the Council indicate that when allowing for such factors
on the existing supply of allocated sites, the amount of land available to
accommodate employment related development reduces from 43.9ha to around
33.5ha (net), resulting in an additional shortfall of around 10.4ha i.e. up to
23.8ha in total;
•

5.10

Floorspace capacity – The identified supply has been assessed by the Council54
as having capacity to accommodate 164,228sqm of employment floorspace.
Comparing this with the residual floorspace need of 214,374sqm identified in
section 2 of this report, indicates there would be a shortfall of 50,146sqm.
Applying a plot ratio (50%) to convert floorspace to land would imply a need for
at least an additional 10ha to make up the shortfall, increasing to 23.4ha when
an allowance is made for flexibility and choice. Greenfield versus brownfield
split – Around 60% of the supply, or 28.4ha relates to brownfield sites. This
compares to 19.1ha (40%) of land which is greenfield and indicates an imbalance
in the land supply which could act as a constraint to delivery. It is of note that all
existing greenfield allocations are under 5ha. Collectively these sites have
capacity to accommodate around 68,000sqm of floorspace. This is considered to
be insufficient in the context of the scale of assessed need for industrial, but
particularly warehouse space, where developers and occupiers will require
access to sites which can accommodate larger floorplate premises.

The analysis presented above suggests that Blackburn with Darwen is likely to have a
shortfall of at least 13.4ha, but potentially as high as 23.8ha over the period to 2037.
Although in reality it is likely that the shortfall will fall somewhere between this range
this exercise is nonetheless instructive in highlighting a potential constraint on the
borough’s ability to meet objectively assessed employment land needs and ensure
there is an adequate choice of sites to attract investment.

Qualitative balance
5.11

The quantitative shortfalls identified above also need to be considered in the context
of the market need and other qualitative supply issues.
•

The ELRS is clear in its conclusion that the preferred location for future
development in Blackburn is the M65 Corridor area with it noted that:

“Future development should be based around the motorways. This is most important
for industrial units where easy HGV accessibility is key and where links to existing
industrial estates of Shadsworth, Whitebirk, Walker Park and Roman Road and
Blackburn Interchange can be made”55.

54

Based on the Council’s assessment of contained within the Consultation Draft Local Plan Appendix C ‘Growth –
Employment’ sites
55 BE Group (2018) Employment Land Review Study, para 7.16
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5.12

This position has been reaffirmed by the evidenced presented within section 4.

5.13

It is evident that there remains a very limited choice of sites and premises in these
locations to satisfy this demand. The available supply of sites comprises just 4 sites, all
of which are under 4ha in size.
Table 5.3:

Undeveloped allocations within the M65 Corridor

Employment Area

Undeveloped Land

Shadsworth Business Park,
Blackburn

13/7: Plot C, Shadsworth 1.72
Business Park (1.72ha)
(S168)
13/6: Evolution Park,
Shadsworth Road
(3.91ha) (S167)

Ha

3.91

Walker Park, Blackamoor Road, 13/9: Premier Way,
Blackburn
Walker Park, Blackburn
(2.52ha) (S170)

2.52

Whitebirk – Junction 6

3.67

Remaining development
land at Frontier Park

Total

11.82ha

Source: BE Group ELRS, 2018 and Turley Analysis
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•

Collectively these sites comprise 11.82ha with capacity to accommodate
47,663sqm of employment floorspace56, which is equivalent to just over 1 years
supply when benchmarked against average rates of floorspace take up.

•

Based on evidence presented in the ELRS it is also likely that many of these sites
would be taken up in the early years of the plan period.

Based on the Council’s assessment of ‘Growth – Employment Sites’
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Addressing gaps in supply
5.14

Through the preparation of the Local Plan review, Blackburn with Darwen Council are
assessing a number of potential site options to address the identified shortfall and gaps
in supply, including a number of potential brownfield and mixed use allocations.

5.15

Given the majority of these sites are small scale and/or in secondary employment
locations which are less attractive to the market, a number of potential ‘strategic
options’ have also been identified for consideration through the local plan process to
address current deficiencies.

5.16

Identifying strategic sites for local and inward investment is a key requirement of the
NPPF. It also represents an important mechanism for creating a more balanced
portfolio of employment land and delivering growth in a Blackburn context. This has
been a successful strategy over a number of years, and will be critical if the borough is
to ensure Blackburn, and Lancashire as a whole, is positioned to respond to ‘new
opportunities to maintain and grow skills, activities and productivity’57.

5.17

Aspinall Verdi have advised that a reliance on older stock in poor locations that are no
longer fit for purpose, will evidently attract less demand from both local businesses
and outside investors. It will also fall short of meeting the design and sustainability
standards that are now required by many businesses. As a result of this smaller market,
there will be smaller rental growth and less investment activity.

5.18

Without a strategic site allocation there is a risk that the current supply will be quickly
depleted and the lack of choice will be exacerbated. This in turn will act as a major
constraint on investment, job creation and the sustainable recovery and growth of the
local economy.

5.19

57

Key site Criteria
The following criteria, informed by advice from Aspinall Verdi, are considered to be
important when identifying suitable sites and locations to accommodate a strategic
site:
•

Access to the strategic road network, with sites which can provide direct HGV
access to the M65 being most attractive for industrial and warehouse occupiers.
The ability to provide car parking and good strategic road access for larger office
occupiers. This favours larger sites accessible to the motorway, rather than more
tightly defined inner urban sites.

•

Access to existing clusters of activity, suppliers and/or customers. As identified
above, in the Blackburn context occupiers are attracted to locations where
linkages to activity within existing industrial estates at Shadsworth, Whitebirk,
Walker Park and Roman Road and Blackburn Interchange can be made;

Lancashire Authorities (2020) Redefining Lancashire: our approach to recovery, p7
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•

A choice of plots and/or immediately available speculatively built units. that
can suit the varied needs of the existing businesses and investors in Blackburn
and the wider sub-region;

•

Site environment and image is also important to several sectors, notably
professional services, headquarters functions; although the nature of the
environment may differ. Such companies prefer a high-quality business park
environment with access to green space for the workforce;

•

Access to local amenities. The introduction of higher value uses that help fund
infrastructure costs to open up the wider site for development (where required),
whilst also providing services to the workforce and the wider community. It is of
note that the Food & Beverage and Hotel offer at Frontier Park has helped to
generate market interest.

5.20

Aspinall Verdi confirm that companies will be prepared to pay higher rents and will
trade at better yields if they are given quality accommodation in locations that allow
them to serve their customers quickly and efficiently. It is therefore considered that
rents and yields in Blackburn will sustain viable development if new, high quality
developments can be built at accessible locations close to the M65.

5.21

Stakeholder feedback has also identified that proximity to the M6 and M61 and the
large and skilled local labour pool are considered as key advantages of locations in the
M65 corridor.

Market views on strategic site options
5.22

5.23

Three strategic site options have been shortlisted by the Council. They include:
•

Land at Junction 5, M65 (38.8ha) a Green Belt site located to the south of the
M65 motorway close to established employment areas;

•

Blackamoor Road North (7.9ha) - an existing allocation adjacent to the north of
the Walker Park employment area which could be reallocated to enable
employment use; and

•

North East Blackburn - Land east of A6119 (94ha) - a large site in an area that is
more peripheral to the motorway and established employment areas.

Aspinall Verdi’s assessment of the strength and weaknesses of each site in market
terms is summarised in Table 5.3.
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Table 5.4:

Strengths and Weaknesses of Strategic Site Options

Site

Strength

Weaknesses

Land at Junction 5
(J5 SES)

Motorway junction adjacent

Sloping topography limits size
of unit

Large site
Access to markets – Preston/
Manchester/ M6 corridor

Potential infrastructure costs

Accessible to workforce
Attractive to many sectors
Potential for higher value
opportunities
Blackamoor Road

Motorway junction nearby

Lacks prominence

Large site in single ownership

Limited scale

Accessible to workforce
North East
Blackburn

Large site in single ownership

Lack of prominence

Accessible to workforce

Away from motorway network
Poor access to market
Unattractive to inward
investment
Poor profile

Source: Aspinall Verdi
5.24

The following provides a simple scoring matrix to compare the market appeal of the
three sites. Scores are based on a range from 1 (very poor) to 5 (very good). This is a
qualitative judgement only, but nevertheless is instructive in confirming that a site in a
very accessible location will be the most commercially attractive.

5.25

Within this context, it is of note that North East Blackburn is more peripheral to
established employment areas in the M65 corridor. It is considered that the lack of
prominence and more limited accessibility is also likely to make the site less attractive
to investors and larger scale employment use.

5.26

Whilst Blackamoor Road would be capable of accommodating some employment uses,
the site is comparatively limited in scale and on its own would only make a partial
contribution to identified needs.
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Ground condition

External Environment

Proximity to urban areas and access to

4

4

5

3

4

4

34

Blackamoor
Road North
(7.9ha)

4

4

4

4

3

3

3

4

29

North East
3
Blackburn
(Land east of
A6119)

3

4

3

3

3

3

3

25

Total Score

Prominence

5

labour and services

Perceived market demand

5

clustering effect

Nature of current and potential market

Land at
Junction 5
(38.8ha)

appeal to occupiers

Development Opportunities

Existing evidence of and/or potential for

Site Scoring Matrix

Site Name

Table 5.5:

Source: Aspinall Verdi
5.27

The lack of alternatives in Blackburn with Darwen with the requisite location and site
specific attributes to meet the identified market need strongly favours the J5 SES.

5.28

Based on the above, it is evident that the J5 SES is a development opportunity
distinguished by its location and general accessibility, but also its proximity to existing
employment areas and clusters. Within this context, the sites key attributes include:
•

Its location directly adjacent to the M65 and benefiting from an existing
motorway junction, which provides fast access to the M6 and M61 and labour
markets in Preston and Burnley, but also national distribution networks.

•

Its proximity to an existing cluster of employment uses at Shadsworth Business
Park, Walker Park and Roman Road, highlighting the success of this location in
employment terms; and

•

Its capacity to accommodate both smaller and larger premises requirements in
response to identified market needs and unmet requirements, particularly
within the manufacturing sector.
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Potential Target markets
5.29

Aspinal Verdi have advised that that a new strategic site at Junction 5 would attract
good levels of demand for space ranging from 500 to 5000sqm, with some office space
included. Where the site is capable of accommodating 10 metre eaves, adequate
power and ICT infrastructure, it would attract demand from:
•

Light industrial/ Last mile logistics

•

Manufacturing Premises;

•

High quality offices with adequate car parking; and

•

Leisure/ F&B/ Convenience Retail.

5.30

Given Blackburn’s sector strengths in manufacturing, Aspinall Verdi consider that the
manufacturing sector will be one of the key drivers of floorspace demand; there is
already a critical mass of manufacturing businesses and manufacturing skills are
embedded in the local workforce which makes the area attractive for further
investment from occupiers in the sector. In view of this, companies attracted to locate
at J5 will likely already be trading locally and will be trading from older buildings in
outmoded locations.

5.31

It is also considered that the J5 SES could also accommodate demand from Tier 3 and 4
suppliers servicing BAE at Samlesbury. Aspinall Verdi highlight that despite the
development of the Aerospace Enterprise Zone (AEZ) at nearby Samlesbury, and the
co-location of the Advanced Manufacturing Research Centre, some advanced
manufacturing businesses that are Tier 3 or 4 suppliers to BAE will want to locate
nearby, but not within the AEZ in order to service both BAE contracts but also other
customers (including for example, customers such as Airbus in North Wales or Jaguar
Land Rover in Liverpool).

5.32

It is noted that these business typically need to pass rigorous quality and cyber-security
tests to get on the supply chains of these advanced manufacturing businesses. The
quality of space they occupy is therefore of increasing importance. Modern industrial
units adjacent to a motorway with an eaves height of 10 metres, adequate power and
high quality ICT facilities will satisfy such quality requirements. Aspinall Verdi confirm
that most enquiries for companies in this sector were for space between 500 and
2500sqm; including requirements for both stand-alone plots and smaller terraced
units.

Planned Supply in Hyndburn Borough
5.33

58

It is noted that Hyndburn Borough Council has preliminary proposals to allocate
additional land for two Strategic Employment Sites as part of its own Local Plan
review58. These would be located at Altham (at J8 of the M65) in the first instance and,
in the longer term, at Whitebirk (at J6 of the M65) to the west of Rishton.

Hyndburn BC, Report to Cabinet, 21st October 2020

51

5.34

It is understood that such allocations form part of Hyndburn’s intended strategy to
meet its own objectively assessed needs for additional employment land over the
period 2016-2036.

5.35

Consideration of any cross boundary issues relating to employment land supply and
future allocation in either Blackburn or Hyndburn will be addressed as part of the
statutory consultation process for the respective plans and the duty to cooperate over
the coming months.

Summary and implications
5.36

In summary:
•

A review of the supply position confirms that the realistic supply of employment
land in Blackburn with Darwen has reduced from just over 47ha to around
43.9ha. When extant permissions are taken into account the forward supply
comprises 47.5ha of employment land.

•

In balancing supply and demand, it can be concluded that, in purely quantitative
terms, the supply is sufficient to meet the assessed residual need for 47.5ha over
the period to 2037. However, in line with the approach taken in the ELRS, the
inclusion of a 5-year for flexibility and choice in B2/B8 sectors would generate a
shortfall of 13.4ha. This shortfall could increase further – potentially up to
23.8ha - where indicative net developable areas are taken into account in the
calculation.

•

The supply demand balance is also sensitive to a number of other factors
including the floorspace capacity of the identified sites, size of site and a reliance
on brownfield land, which in combination place additional upward pressure on
the borough’s employment land requirement.

•

The available supply also needs to be considered in the context of qualitative
factors, including demand for land and floorspace in the M65 corridor and the
sufficiency of supply in this location. It evident that currently there is a very
limited choice of sites and premises in this locations to satisfy demand.

•

In addressing gaps in employment land supply, it has been confirmed that a site
that gives direct access to the motorway network will be most attractive in
market terms. A choice of plots and/or immediately available speculatively built
units, site environment and image and access to local amenities are also
recognised as being important to attract market interest. Location, scale and the
quality of environment are also important for enhancing viability, and is
something that would be more difficult to achieve on brownfield or smaller
greenfield sites in less attractive market areas.

•

Sites which are located close to existing concentrations of activity will also
provide opportunities for clustering, which in turn can play an important role in

52

supporting collaboration, innovation, productivity, and sustainability, as well as
in driving the economic prospects of the areas in which they locate59.

59

•

Of the three strategic site options under consideration – Land at Junction 5,
Blackamoor Road North and North East Blackburn – only the J5 SES is capable of
fulfilling these requirements.

•

The sites’ ability to provide a choice of plots and/or accommodation options
would also help to satisfy latent demand, particularly from larger manufacturing
occupiers and/or their suppliers whose needs cannot currently be met via the
existing portfolio of land and premises.

PPG Reference ID 2a-032-20190722
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6. Social and Economic Need
6.1

Desk-based research has been undertaken to establish the baseline socio-economic
conditions across Blackburn with Darwen and wider Lancashire sub-region. Baseline
data is also presented at the England level for comparison. This analysis enables issues
of socio economic need to be highlighted and provides an important context for
considering the contribution that the J5 SES can make to meeting need.

Business Base
6.2

As set out in the below table, the latest ONS Business Counts data60 indicates that
Blackburn with Darwen accommodates a total of 4,895 businesses. The most prevalent
business sector is professional, scientific & technical (albeit it is noted that these
businesses account for a lower proportion of the authority’s business base than is the
case for wider geographies) followed by retail (which as a sector makes a higher
contribution to the local business base than is recorded for wider areas).

6.3

The below table also demonstrates that Blackburn with Darwen has a significant
strength in manufacturing, with the district’s 445 enterprises in the sector accounting
for a higher proportion of total businesses than recorded in the wider Lancashire LEP
area, the North West region and England as a whole.
Table 6.1:

Businesses by Industrial Sector, 2020
Blackburn
with Darwen

Lancs.
LEP

North
West

England

Number % of total % of total % of total % of total

60

Professional, scientific & technical

625

13%

13%

16%

18%

Retail

570

12%

9%

9%

8%

Manufacturing

445

9%

7%

6%

5%

Business admin. & support services

440

9%

8%

9%

9%

Construction

410

8%

13%

12%

13%

Accommodation & food services

340

7%

7%

7%

6%

Wholesale

335

7%

5%

4%

4%

Health

300

6%

4%

4%

4%

Arts, entertainment, rec. & other
services

255

5%

6%

6%

6%

Transport & storage (inc. postal)

240

5%

5%

5%

5%

Motor trades

235

5%

4%

3%

3%

Information & communication

185

4%

5%

6%

9%

ONS via Nomis (2020) UK Business Counts 2020
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Property

180

4%

4%

4%

4%

Financial & insurance

145

3%

2%

3%

2%

Agriculture, forestry & fishing

80

2%

6%

4%

4%

Education

75

2%

1%

2%

2%

Mining, quarrying & utilities

20

0%

0%

0%

1%

Public administration & defence

5

0%

0%

0%

0%

4,895

100%

100%

100%

100%

All Businesses

Note: Some figures appear not to sum due to rounding.

Source: ONS; UK Business Counts 2020
6.4

As outlined by the below chart, Blackburn with Darwen accommodates 9% of total
businesses across the Lancashire LEP area. There are a number of sectors in the
authority which contribute a greater share of the business base than the average, most
significantly wholesale (13% of Lancashire’s businesses in the sector), health (13%),
financial & insurance (13%) and manufacturing (12%).
Figure 6.1: Percentage of Lancashire LEP Businesses Accommodated in Blackburn
with Darwen by Industrial Sector, 2020
Wholesale
Health
Financial & insurance
Manufacturing
Retail
Motor trades
Business administration & support services
Transport & storage (inc postal)
Education
Property
All Businesses
Professional, scientific & technical
Accommodation & food services
Arts, entertainment, recreation & other services
Mining, quarrying & utilities
Information & communication
Construction
Public administration & defence
Agriculture, forestry & fishing
0%

2%

4%

6%

8%

10% 12% 14% 16%

% of Total Lancs. LEP Businesses

Source: ONS; UK Business Counts 2020
6.5

Focusing on manufacturing, it is of note that Blackburn with Darwen’s manufacturing
business base is oriented to a greater extent towards larger businesses than is the case
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in wider geographies. The district accommodates a relatively high proportion of
businesses in the manufacturing sector which are small (employing between 10 and 49
people) and medium-sized (between 50 and 249 employees) in comparison to the
Lancashire LEP area, the North West and England, and, indeed in comparison to the
local business base as a whole. As such, a relatively low proportion of the area’s
manufacturing firms are micro-businesses employing fewer than 10 people.
6.6

This suggests that Blackburn with Darwen has heightened requirements for highquality industrial premises suitable for larger, established businesses.
Table 6.2:

Size of Manufacturing Businesses, 2020
Micro

Small

Medium-sized

Large

(0 to 9

(10 to 49)

(50 to 249)

(250+)

employees)

Blackburn with
Darwen
Lancashire

North West

England

Manufacturing

64%

26%

8%

1%

All businesses

86%

12%

2%

0%

Manufacturing

76%

18%

5%

1%

All businesses

88%

10%

2%

0%

Manufacturing

77%

17%

5%

1%

All businesses

89%

9%

2%

0%

Manufacturing

79%

20%

28%

20%

All businesses

90%

8%

2%

0%

Note: Some percentages appear not to sum due to rounding

Source: ONS; UK Business Counts 2020
6.7

PPG recognises that clustering of certain industries can play an important role in
supporting collaboration, innovation, productivity, and sustainability, as well as in
driving the economic prospects of the areas in which they locate61.

6.8

The role of existing business clusters in Blackburn with Darwen can be evidenced with
reference to Inter-departmental Business Register (IDBR) data which has been sourced
by the Council for the purposes of this report.
This analysis summarised in Figures 6.2 below which is instructive in highlighting a
number of clusters of manufacturing and related activity across Blackburn and
Hyndburn, with particular concentrations at Shadsworth Business Park (at Junction 5 of
the M65) and Glenfield Business Park (located off the A6119) to the east of Blackburn.
When weighted by the number of employees, it is evident that the largest clusters can
be found at Shadsworth Business Park and at Altham Business Park at Hyndburn.

61

PPG Reference ID 2a-032-20190722
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Figure 6.2: Existing clusters of manufacturing, engineering and related businesses

57

Figure 6.3: Existing clusters of manufacturing, engineering and related businesses (weighted by number of employees)
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6.9

Analysis of the data reveals that the Shadsworth Business Park Cluster comprises
around 40 businesses with specialisms in the manufacture of a range of products
including confectionary, plastic packing goods, paper stationary, furniture, clothes,
machinery, electrical equipment, chemical products and food products. A number of
manufactures are also located at the nearby Walker Park employment area to the
south, which also accommodates wholesalers of textiles, metal & metal ores and
chemicals.

6.10

Given the high rates of occupancy and limited expansion land in these locations, it is
evident that the Junction 5 area is already commercially attractive to manufacturing
occupiers, whose investment in the area has been key in driving the economic
prospects of Blackburn with Darwen over a number of years.

6.11

This is considered to be an important local strength on which to build in order to drive
higher levels of productivity and capitalise on the areas performance and future
potential.

Employment
6.12

The latest data from the Business Register & Employment Survey (BRES) indicates that
employment in Blackburn with Darwen accommodated 72,000 workforce jobs as of
2018. As outlined in the below table, manufacturing was recorded the authority’s
second most prominent industry in terms of employment numbers, accounting for 17%
of total jobs and making a greater contribution to total employment than recorded at
wider geographies.
Table 6.3:

Employment by Industry in Blackburn with Darwen, 2018
Blackburn with
Darwen

Lancs.
LEP

North
West

England

Number

% of
total

% of
total

% of
total

% of
total

Health

13,000

18%

14%

13%

12%

Manufacturing

12,000

17%

13%

9%

8%

Retail

7,000

10%

11%

11%

9%

Business admin. & support services

6,000

8%

7%

9%

9%

Education

6,000

8%

9%

8%

9%

Wholesale

4,000

6%

5%

4%

4%

Transport & storage (inc. postal)

4,000

6%

4%

5%

5%

Professional, scientific & technical

4,000

6%

5%

8%

9%

Public administration & defence

3,000

4%

5%

4%

4%

Arts, entertainment, recreation &
other services

3,000

4%

4%

4%

5%
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Accommodation & food services

2,500

3%

7%

7%

7%

Construction

2,250

3%

6%

5%

5%

Motor trades

1,250

2%

2%

2%

2%

Information & communication

1,250

2%

2%

3%

4%

Property

1,250

2%

2%

2%

2%

Financial & insurance

700

1%

1%

3%

3%

Mining, quarrying & utilities

300

0%

1%

1%

1%

Agriculture, forestry & fishing

250

0%

2%

1%

1%

72,000

100%

100%

100%

100%

Total

Note: Some Percentages appear not to sum due to rounding.

Source: ONS; BRES, 2018
6.13

As outlined by the below table, Blackburn with Darwen’s 72,000 jobs accounts for 11%
of total employment (circa 660,000 jobs) in the Lancashire LEP area. Sectors in
Blackburn with Darwen which make a greater contribution to employment in
Lancashire than the all-sector average include transport & storage (accounting for 15%
of Lancashire’s employment in the sector), health (14%), manufacturing (14%) and
business administration & support services (13%).
Figure 6.4: Percentage of Lancashire LEP Employment Accommodated in Blackburn
with Darwen by Industrial Sector, 2020
Transport & storage (inc postal)
Health
Manufacturing
Business administration & support services
Property
Wholesale
Professional, scientific & technical
All Employment
Arts, entertainment, recreation & other services
Education
Retail
Public administration & defence
Information & communication
Motor trades
Financial & insurance
Construction
Accommodation & food services
Mining, quarrying & utilities
Agriculture, forestry & fishing
0%

2%

4%

6%

8%

10% 12% 14% 16%

% of Total Lancs. LEP Employment

Source: ONS; BRES 2018
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6.14

Between 2010 and 2018, employment grew at a faster rate (by 20%) in Blackburn with
Darwen than in the Lancashire LEP area (5%), the North West (11%) and England as
whole (12%). Indeed, the 12,000 additional jobs recorded in Blackburn with Darwen
over this period represented over a third (35%) of total 34,000 employment growth
across the Lancashire LEP area.
Table 6.4:

Change in Employment, 2010 - 2018
2010

2018

Change

% Change

Blackburn with Darwen

60,000

72,000

12,000

20%

Lancashire LEP

626,000

660,000

34,000

5%

North West

3,083,000

3,431,000

348,000

11%

England

23,982,000

26,842,000

2,860,000

12%

Source: ONS; BRES 2010, 2018
6.15

As outlined in the below chart, the sectors which drove employment growth in
Blackburn with Darwen during this period included business administration & support
services (which added 3,500 jobs) as well as health, transport & storage and
manufacturing (each creating 2,000 jobs). Conversely, the sector recording the greatest
decrease in employment was information & communication, where job numbers
reduced by 750.
Figure 6.5: Change in Employment, 2010 - 2018
Business administration & support services
Health
Transport & storage (inc postal)
Manufacturing
Retail
Wholesale
Property
Accommodation & food services
Construction
Education
Public administration & defence
Professional, scientific & technical
Motor trades
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Financial & insurance
Mining, quarrying & utilities
Arts, entertainment, recreation & other services
Information & communication
-1,000

0

1,000

2,000

3,000

4,000

Source: ONS; BRES 2010, 2018
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Economic Output
6.16

Gross Value Added (GVA) measures the value of output created (i.e. turnover) net of
inputs used to produce a good or service (i.e. production of outputs). GVA therefore
represents a key measure of economic output and productivity.

6.17

As outlined in the below table, data from Experian62 indicates that Blackburn with
Darwen generated annual average GVA of £3.02 billion between 2015 and 2019, this
sum being the third-greatest contribution by local authority (after Preston and South
Ribble) to total GVA in the Lancashire LEP area. This highlights the importance of
Blackburn with Darwen to the wider Lancashire economy and that maintaining
economic activity and output in the authority must be supported as a priority.

62

Experian (2020) Local Market Forecasts Quarterly: September 2020
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Table 6.5:

GVA in the Lancashire LEP by Local Authority, Annual Average
2015-2019
Annual Average
GVA (£million)

% of Lancs.
LEP Total

Preston

£4,181.10

13%

South Ribble

£3,559.54

11%

Blackburn with Darwen

£3,016.48

9%

Lancaster

£2,619.28

8%

Blackpool

£2,596.98

8%

West Lancashire

£2,345.92

7%

Pendle

£2,155.54

7%

Burnley

£2,127.78

7%

Fylde

£2,067.90

6%

Chorley

£1,922.40

6%

Wyre

£1,529.80

5%

Hyndburn

£1,521.44

5%

Ribble Valley

£1,495.16

5%

Rossendale

£1,063.96

3%

Lancashire LEP

£32,203.26

100%

Source: Experian, 2020
6.18

Also drawing on Experian data63, the below table outlines GVA by sector in Blackburn
with Darwen64. This analysis highlights the importance of manufacturing to the local
economy, being the sector generating the second-greatest level of economic output
(behind public services), contributing 19% of total GVA.

63

Ibid.
Note that the sum of GVA by sector figure presented at Table 6.5 differs from the total Blackburn with Darwen
previously presented at Table 6.6 due to rounding.
64
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Table 6.6:

Blackburn with Darwen GVA by Sector, Annual Average 2015-2019

Sector

Annual GVA
(£million)

Percentage of
Total GVA

Public Services

£836.50

28%

Manufacturing

£564.74

19%

Professional & Other Private Services

£564.66

19%

Wholesale & Retail

£496.56

17%

Information & communication

£145.94

5%

Transport & storage

£111.88

4%

Construction

£110.78

4%

Accommodation, Food Services & Recreation

£88.28

3%

Finance & Insurance

£55.32

2%

Utilities

£41.06

1%

Agriculture, Forestry & Fishing

£1.00

<1%

£3,016.72

100.0%

Total

Note: Total Blackburn with Darwen figure differs from that presented at Table 6.5 due to rounding. Some
Percentages also appear not to sum due to rounding.

Source: Experian, 2020
6.19

As shown in the below chart, it is clear that the manufacturing sector makes a greater
proportionate contribution to Blackburn with Darwen’s economy (and indeed to the
economy of Lancashire as a whole) than is the case in the North West region or the
United Kingdom.
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Figure 6.6: Manufacturing Sector’s Contribution to Total GVA, Annual Average 20152019
20%
18%

% of Total GVA

16%
14%
12%
10%
8%
6%
4%
2%
0%
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Darwen

Lancashire LEP

North West

United Kingdom

Source: Experian, 2020

Economic activity and unemployment
6.20

Over the year to June 2020, the Annual Population Survey (APS)65 indicates that
economic activity rate amongst the resident working-aged (aged 16-64) population of
Blackburn with Darwen (at 73%), was lower than the regional and national averages
(78% and 80%). Similarly (and despite the relatively strong employment growth
between 2009 and 2018 as outlined previously in this section), the employment rate
was lower locally – at 69% - than regionally and nationally, respectively 75% and 77%.
The APS also indicates that circa 3,200 economically active people were unemployed in
Blackburn with Darwen over this period, also reporting that a further 4,500 people in
the area were economically inactive but wanted a job.

6.21

Whilst providing a useful indication of the local context in terms of economic activity
and unemployment, the July 2019 - June 2020 period covered by the above data means
that it accounts for only a limited proportion of the time when the impacts of the
Covid-19 pandemic were being felt. The latest (September 2020) Claimant Count data
therefore provides a more up-to-date record of the number of people currently
claiming benefits principally for the reason of being unemployed.

6.22

This data reveals that as of September 2020, there were circa 7,650 people claiming
out-of-work benefits in Blackburn with Darwen, accounting for 8% of the resident
working-age population. Total claimant figures have therefore increased by 71% across
the authority since January 2020, principally as a result of the impacts of the Covid-19
pandemic.

6.23

This is a trend reflected across the Lancashire LEP area, where the number of claimants
has grown to an even greater extent – by 89% – over this period, as outlined in the

65

ONS via Nomis (2020) Annual Population Survey: July 2019 – June 2020
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below table. This includes 1,830 additional claimants in Blackburn with Darwen’s
neighbouring authority of Hyndburn. The allocation of land which will attract
investment and generate new employment opportunities across Lancashire must
therefore be considered a priority going forwards.
Table 6.7:

Change in Claimant Count, January 2020 - September 2020

Area

January
2020

September
2020

Change

% Change

Blackburn with Darwen

4,480

7,650

3,170

71%

Blackpool

5,980

9,940

3,960

66%

Burnley

2,845

4,845

2,000

70%

Chorley

1,615

3,385

1,770

110%

Fylde

1,070

2,530

1,460

136%

Hyndburn

2,140

3,970

1,830

86%

Lancaster

2,865

5,015

2,150

75%

Pendle

1,995

4,025

2,030

102%

Preston

3,345

6,315

2,970

89%

435

1,225

790

182%

Rossendale

1,410

3,000

1,590

113%

South Ribble

1,270

2,935

1,665

131%

West Lancashire

1,735

3,715

1,980

114%

Wyre

1,710

3,745

2,035

119%

Lancashire LEP

32,895

62,295

29,400

89%

Ribble Valley

Source: ONS; Claimant Count January 2020, September 2020

Earnings
6.24

As outlined in the below table, the ONS’s latest Annual Survey of Hours and Earnings66
indicates that median gross annual wages for full-time employment are lower in
Blackburn with Darwen than in the Lancashire LEP area, the North West and in England
as a whole. This is the case both in terms of a residence and a workplace-based basis.

6.25

It is noted that the median workplace-based wages are slightly higher than residencebased wages in Blackburn with Darwen, indicating that there is an element of people
from other areas commuting into the authority and accessing higher-paid jobs than
those held by local residents (whether residents’ jobs are within or outside the
authority). The opposite is the case for the Lancashire LEP area, the higher resident-

66

ONS (2020) Annual Survey of Hours and Earnings: 2019
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based wages suggesting that a proportion of people commute outside of the area to
access higher-paying jobs.
Table 6.8:

Median Gross Annual Full-time Wages, 2019
Resident-based

Workplace-based

Blackburn with Darwen

£25,107

£25,856

Lancashire LEP

£27,822

£27,192

North West

£28,487

£28,137

England

£30,661

£30,667

Source: ONS; ASHE 2019

Deprivation
6.26

The Index of Multiple Deprivation (IMD) measures deprivation relating to: income,
employment, health, education, crime, barriers to housing services, living environment
and income deprivation affecting children and older people. It is a national index,
which enables direct and consistent comparisons to be made between all areas of
England. The index is updated periodically, meaning the performance of places can be
tracked over time.

6.27

The 2019-based Indices of Deprivation67 indicate that Blackburn with Darwen is the 14th
most relatively deprived authority, out of a total of 317 across England, meaning that it
ranks within the top-5% most-deprived authorities in the country. The authority ranked
24th most-deprived in England in the 2015-based Indices, meaning that the area’s
relative deprivation has worsened in the period between publications.

Economic prospects
6.28

The borough also faces a number of immediate and longer term economic issues,
challenges and opportunities, including:
•

Forecast declines in employment as a result of the Covid-19 pandemic. A
review of the latest economic forecasts produced by Experian68 – rather than
Oxford Economics, whose forecasts notably informed the HENA – suggest that
FTE employment in Blackburn will decline by 8,200 jobs during 2020, with prepandemic employment levels not reached until after 2023. The borough’s
current reliance on the manufacturing sector (which accounted for 17% of all
employment in 2018 - well above regional and national averages, both at 9% and
9% respectively)69, is of particular note in this regard given the largest losses are
forecast to be in the manufacturing sector. Losses of employment are offset by
gains in a number of sectors including professional and other private services,
wholesale and retail, transport and storage, public services, accommodation

67

Ministry of Housing, Communities & Local Government (2019) The English Indices of Deprivation 2019
Experian (2020) Local Market Forecasts Quarterly: September 2020
69
ONS via Nomis (2018) Business Register and Employment Survey 2018
68
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food and recreation, although it is notable that the rate of employment growth
is generally forecast to be lower than previously forecast70. The provision of
additional employment land will therefore be critical for creating new
opportunities for job creation and investment to sustain employment and
counter declines.
Figure 6.7:

Forecast Change in FTE Employment in Blackburn with Darwen (Pre
and Post Covid-19 Forecasts), 2018-2036

Manufacturing
Information & communication
Construction
Finance & Insurance
Utilities
Extraction & Mining
Agriculture, Forestry & Fishing
Accommodation, Food Services & Rec.
Transport & storage
Total Employment
Wholesale & Retail
Public Services
Professional & Other Private Services
-3,000

-2,000

-1,000

0

1,000

2,000

Forecast Change in FTE Employment, 2018-36
Pre-Covid Forecast

Post-Covid Forecast

Source: Experian 2020; Turley Analysis
•
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The need to sustain and grow productivity. A review of the latest forecasts71
indicates productivity in Blackburn – like most of the country - is forecast to
decline during 2020. Currently Blackburn makes a significant contribution to the
overall productivity of Lancashire, generating the third highest productivity out
of Lancashire’s authorities (after Preston and South Ribble). Over the longer
term the prospects for growth in GVA are positive, an increase of 22% being
forecast between 2018 and 2036. This is higher than Lancashire (19%) and in line
with the regional growth rate (also 22%). However, it is of note that GVA growth
in the high-value manufacturing sector is currently forecast to grow at a much
slower rate, equivalent to just 8% between 2018 to 2036. The provision of

Experian (2020) Local Market Forecasts Quarterly: March 2020
Experian (2020) Local Market Forecasts Quarterly: September 2020
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additional employment land will be critical to sustaining current productivity
levels and supporting growth in key sectors of the economy.
•

The threat of population decline if recent demographic trends continue, as
highlighted by the latest available 2018-based sub-national population
projections, albeit there are some signs of improvement such that the
population of Blackburn with Darwen could modestly grow if domestic migration
continues at the rate recorded over the last two estimated years72 (2016-18).
The working age population would still be expected to decline in this – and
indeed any – demographic trend-based scenario, but the HENA does highlight
the opportunity to reverse this trend by positively planning for an economic
growth scenario that can attract and retain working age people. The provision of
housing and employment land is naturally central to this scenario.

Summary and implications
6.29

In summary:
•

Blackburn with Darwen plays an important role in the wider Lancashire
economy, accommodating around 9% of total businesses across the Lancashire
LEP area and contributing £3 billion to the sub-regional economy annually. Only
Preston and South Ribble make a larger contribution in GVA terms.

•

The borough has a significant strength in manufacturing with clusters of activity
across a number of locations, but particularly at Shadsworth Business Park and
Glenfield Business Park. Overall the sector accounts for 9% of all business
enterprises and 17% of employment; this a greater contribution to total
employment than recorded at wider geographies. It is also of note that
Blackburn with Darwen’s manufacturing business base is oriented to a greater
extent towards larger businesses than is the case in wider geographies. This
suggests that the borough’s business base will have heightened requirements for
high-quality industrial premises suitable for larger, established businesses.

•

The economic activity rate amongst the resident working-aged (aged 16-64)
population of Blackburn with Darwen is lower than the regional and national
averages. Over the year to June 2020, 3,200 economically active people were
unemployed in Blackburn with Darwen over this period. It was also reported that
a further 4,500 people in the area were economically inactive but wanted a job.

•

Analysis of more recent claimant count data reveals that as of September 2020,
there were circa 7,650 people claiming out-of-work benefits in Blackburn with
Darwen, accounting for 8% of the resident working-age population. Total
claimant figures have therefore increased by 71% across the authority since
January 2020, principally as a result of job losses associated with the Covid-19
pandemic. This is a trend reflected across the Lancashire LEP area, where the

72

The principal 2018-based projection, as distinct from the “alternative internal migration variant” and the “10year migration variant” which respectively draw on five and ten year migration trends and imply long-term
population decline in Blackburn with Darwen.
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number of claimants has grown to an even greater extent – by 89% – over this
period.

73

•

This trend is of concern in the context of lower resident based earnings and
deprivation levels locally; the 2019-based Indices of Deprivation73 indicate that
Blackburn with Darwen is the 14th most relatively deprived authority, out of a
total of 317 across England, meaning that it ranks within the top 5% mostdeprived authorities in the country.

•

Blackburn with Darwen also faces a number of immediate and longer term
economic issues and challenges including further forecast declines in
employment and productivity over the short term. This is accompanied by the
longer threat of population decline if recent demographic trends continue.

•

It is evident that the provision of additional employment land that has the
potential to attract jobs and business investment will be critical for not only
growing the local economy, but in the face of the current downturn and
Lancashire’s exposure to the Covid-19 pandemic, also mitigating the impact of
further declines in local employment and productivity.

Ministry of Housing, Communities & Local Government (2019) The English Indices of Deprivation 2019
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7. The Economic Contribution of the J5 SES
7.1

In the context of the current Covid-19 pandemic, delivering new employment
opportunities through economic development activities and investment is vitally
important for supporting economic recovery and growth, both in the immediate future
and over the longer term.

7.2

An indicative development framework has been prepared for the J5 site. This confirms
a net developable area of 28.4ha with the potential to accommodate up to 123,000
sqm of Class E(g)(i) Office, Class E(g)(iii) Light Industrial, B2 General Industrial and B8
Storage and Distribution floorspace. An indicative breakdown of floorspace capacity
across the three landholdings that make up the site is summarised in Table 7.1 below.
Table 7.1:

Indicative floorspace capacity

Site

Area (ha)

Indicative floorspace
capacity (sqm)

1

19

57,952

2

16.24

51,030

3

2.84

14,000

Total

38.08

122,982

Source: Capita, 2020 - J5 Capacity Study
7.3

It is evident that a development of this scale outlined above offers the potential to
attract significant levels of investment to Blackburn with Darwen, in turn supporting
local economic priorities, whilst also responding to national policy imperatives by
supporting economic recovery, job creation and the longer term resilience of the local
and wider Lancashire economy.

7.4

It is within this context that the economic contribution of the J5 SES needs to be
considered. To help illustrate this the quantifiable impacts likely to be generated by the
site during both its construction and operational lifetime are assessed and presented
below.

7.5

The following presents the quantified economic impacts likely to be generated from
the delivery of the J5 SES.

7.6
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Construction Phase Impact
The construction phase impacts within the assessment include construction
expenditure, full-time equivalent (FTE) construction jobs and Gross Value Added (GVA)
(productivity) impacts. Economic impact estimates are presented as net additional
figures, accounting for leakage, displacement and multiplier effects74.

HCA (2014) Additionality Guide: 4th Edition
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7.7

Employment
The construction of the J5 SES will support important investment in the construction
sector, equating to an estimated £160 million in total75. Overall investment of this scale
could be expected to support approximately 1,130 person-years of direct employment
within the construction sector, based on the average turnover per employee in the
construction industry in the North West76.

7.8

This equates to an average of 55 full-time equivalent77 (FTE) construction jobs on-site
annually over an assumed 20 year construction period, albeit employment levels can
be expected to fluctuate and peak during intense periods of activity.

7.9

When allowing for additionality factors including leakage78, displacement79 and
multiplier effects - in line with recognised guidance80 , it is estimated that the proposed
development will directly generate 45 net additional FTE employment opportunities for
Lancashire residents each year, including 25 FTE jobs in Blackburn with Darwen.

7.10

The positive economic impacts will also extend beyond direct construction
employment to include the generation of indirect and induced benefits for the local
and wider economy. It estimated that a further 15 indirect and induced FTE jobs could
be annually supported across Lancashire of which 5 could be local to Blackburn with
Darwen. These jobs will be in the construction supply chain, as well as sectors which
are supported by the spending of wages locally.

7.11

In total, construction of the proposed development can therefore be expected to
annually create 60 net additional FTE employment opportunities in Lancashire,
inclusive of 30 jobs for residents of Blackburn with Darwen. This increases to 75 net
additional FTE jobs in total across the North West.

7.12

These findings are summarised in the table below.
Table 7.2:

Construction Phase Net FTE Employment Generation

Net FTE Employment Generation

Blackburn
with Darwen

Lancashire

Person-years of Employment

1,130

Construction Period (Years)

20

FTE Employment

55

North West

75

Construction cost estimates based on BCIS data, applied to the estimated total floorspace of the development.
Department of Business, Energy and Industrial Strategy (2020) Business population estimates, Table 12 – North
West
77 1 FTE is equivalent to 1 employee working full time for 1 year. A person-year of employment is defined as the
amount of work done by an individual during a working year. As the construction period is 10 years, the number of
FTEs is equivalent to the person years of employment divided by 10.
78 Leakage is defined as “the proportion of outputs that benefit those outside of the intervention’s target area or
group” (HCA Additionality Guide, 2014). For example, the number of jobs which would be held by those living
outside of Blackburn with Darwen.
79 Displacement is defined as “The proportion of intervention outputs/outcomes accounted for by reduced
outputs/outcomes elsewhere in the target area” (HCA Additionality Guide, 2014)
80 Homes and Communities Agency (2014) Additionality Guide 4th Edition
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Direct Employment

25

45

50

Indirect / Induced Employment

5

15

25

Net Additional Employment (Total)

30

60

75

Source: Turley Economics, 2020

7.13

Productivity impacts (Gross Value Added)
The construction phase of the proposed development will generate a significant
increase in Gross Value Added (GVA). GVA measures the value of economic output
created (i.e. turnover) net of inputs purchased, used to produce a good or service.

7.14

Applying the appropriate GVA measures outlined in Appendix 1 to the net additional
employment impact generated by construction of the proposed development indicates
that there will be an additional £4.1 million GVA contribution to the Lancashire
economy during construction, of which circa £3.6 million will contribute to the growth
of the local Blackburn with Darwen economy.

7.15

This equates to £82 million in total over an assumed 20 year construction period,
including £72 million which will be generated locally in Blackburn with Darwen,
providing an important boost to local productivity. Across the North West the GVA
impact of the proposed development during construction equates to £94 million in
total. This is summarised in the following table.
Table 7.3:

Construction Phase Net GVA Generation

Net GVA Generation

Blackburn with
Darwen

Lancashire

North West

Direct GVA Impact

£3,300,000

£3,300,000

£3,300,000

Indirect / Induced GVA Impact

£300,000

£900,000

£1,400,000

(i)

Net Additional Impact (Annual)

£3,600,000

£4,200,000

£4,700,000

(ii)

Net Additional Impact (Total
construction period)

£72,000,000

£84,000,000

£94,000,000

Source: Turley Economics, 2020

7.16

7.17

7.18

Operational Phase Impacts
The following presents the quantified economic impacts likely to be generated during
the operational phase. This analysis demonstrates that upon completion and full
occupation, the J5 SES has the potential to deliver a range of economic impacts which
will persist over the long term. These are considered below.
Employment
It is estimated that the J5 SES would have capacity to accommodate around 2,400 gross
FTE jobs directly on site when complete.
When allowing for additionality factors, it is estimated that the proposed development
will directly generate a total of 1,630 direct net additional FTE employment
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opportunities for Lancashire’s residents, of which 1,000 will be local to Blackburn with
Darwen. This increases to 1,800 direct FTE jobs in total across the North West
economy.
7.19

A further 570 FTE jobs are likely to be supported via indirect and induced effects,
including contracts within the supply chain, salaries and onward expenditure across the
wider economy across the Lancashire, of which 250 would be within Blackburn with
Darwen. This increases to 900 additional FTE jobs in total across the North West
economy.

7.20

In total the development of the J5 SES has the potential to support 2,200 net additional
FTE jobs across Lancashire, including 1,250 FTE jobs for residents of Blackburn. This
increases to 2,700 additional FTE jobs in total across the North West economy. This is
summarised in Table 7.3 below
Table 7.4:

Operational Phase Net FTE Employment Generation

Net FTE Employment Generation

Blackburn
with
Darwen

On-site Employment
Net Direct Employment
Indirect / Induced Employment
Net Additional Employment (Total)

Lancashire

North
West

2,410
1,000

1,630

1,800

250

570

900

1,250

2,200

2,700

Source: Turley Economics, 2020
7.21

An assessment has also been undertaken of the employment impacts associated with
the development of each part of the site. Based on this assessment, it is estimated
that:
•

The quantum of development proposed on Site 1 would provide capacity to
accommodate around 1,135 gross FTE jobs directly on site when complete.
When allowing for additionality factors this has the potential to support 1,035
net additional FTE jobs across Lancashire, including 585 FTE jobs for residents of
Blackburn. This increases to 1,280 net additional FTE jobs in total across the
North West economy.

•

The quantum of development proposed on Site 2 would provide capacity to
accommodate around 1,000 gross FTE jobs directly on site when complete.
When allowing for additionality factors this has the potential to support 910 net
additional FTE jobs across Lancashire, including 515 FTE jobs for residents of
Blackburn. This increases to 1,125 additional FTE jobs in total across the North
West economy.

•

The quantum of development proposed on Site 3 would provide capacity to
accommodate around 275 gross FTE jobs directly on site when complete. When
allowing for additionality factors this has the potential to support 250 net
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additional FTE jobs across Lancashire, including 140 FTE jobs for residents of
Blackburn. This increases to 310 additional FTE jobs in total across the North
West economy.
7.22

These impacts are summarised in Table 7.5 below.
Table 7.5:
Site

Operational Phase Net FTE Employment Generation by Site81
Gross FTE Jobs

Net Direct, Indirect and Induced FTE jobs
Blackburn with
Darwen

Lancashire

North West

1

1,135

585

1,035

1,280

2

1,000

515

910

1,125

3

275

140

250

310

Total

2,410

1,240

2,195

2,715

Source: Turley Economics, 2020
Productivity impacts (Gross Value Added)
Table 7.6:

The proposed development has the potential to generate an annual
boost to productivity throughout its operational lifetime. There is
potential to deliver an annual £173 million GVA contribution to the
wider North West economy each year depending on how intensively
the floorspace is occupied and the activities of occupiers. Of this total
£153 million per annum could be attributable to the economy of
Lancashire, including £135 million generated locally in Blackburn with
Darwen. This is summarised in Table 7.4 below. Operational Phase - Net
GVA Generation (per annum)

Net GVA Generation

(iii)

Blackburn with
Darwen

Lancashire

North West

Direct GVA Impact

£122,000,000

£122,000,000

£122,000,000

Indirect / Induced GVA Impact

£13,000,000

£31,000,000

£51,000,000

Net Additional Impact (Annual)

£135,000,000

£153,000,000

£173,000,000

Source: Turley Economics, 2020
7.23

An assessment has also been undertaken of the productivity impacts associated with
the development of each part of the site. Based on this assessment, it is estimated
that:
•

81

The quantum of development proposed on Site 1 has the potential to directly
generate £58 million GVA annually. This equates to a net additional £82 million
GVA contribution to the North West economy each year, of which £73 million

Figures may not align exactly with those in Table 7.4 due to rounding
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per annum could be attributable to the economy of Lancashire, including £64
million in Blackburn with Darwen.

7.24

•

The quantum of development proposed on Site 2 has the potential to directly
generate £51 million GVA annually. This equates to a net additional £72 million
GVA contribution to the North West economy each year, of which £64 million
per annum could be attributable to the economy of Lancashire, including £56 in
Blackburn with Darwen.

•

The quantum of development proposed on Site 3 has the potential to directly
generate £14 million GVA annually. This equates to a net additional £20 million
GVA contribution to the North West economy each year, of which £18 million
per annum could be attributable to the economy of Lancashire, including £15
million in Blackburn with Darwen.

These impacts are summarised in Table 7.7 below.
Table 7.7:
J5 SES

Operational Phase Net GVA Generation (per annum) by Site82
Direct GVA

Site

Net GVA Generation (per annum)
Blackburn with
Darwen

Lancashire

North West

1

£58,000,000

£64,000,000

£73,000,000

£82,000,000

2

£51,000,000

£56,000,000

£64,000,000

£72,000,000

3

£14,000,000

£15,000,000

£18,000,000

£20,000,000

Total

£123,000,000

£135,000,000

£155,000,000

£174,000,000

Source: Turley Economics, 2020

7.25

7.26

Business Rates
It is estimated that the proposed development could generate £1.9 million in business
rate revenue per annum83, of which:
•

£900,000 is attributable to Site 1;

•

£800,000 is attributable to Site 2; and

•

£200,000 is attributable to Site 3.

In April 2013 the Government introduced a Business Rate Retention Scheme (BRRS),
enabling local authorities to keep at least 50% of the growth in business rates revenue
that is generated in their administrative area. A new pilot scheme, based on 75%
business rates retention, is currently being rolled out for the period 2019 to 2020

82

Figures may not align exactly with those in Table 7.6 due to rounding
Illustration based on analysis of the business rates paid by similar nearby properties, as published by the
Government’s Valuation Office Agency (VOA), assuming the site is delivered largely for industrial uses.
83
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across a number of areas, with the intention to introduce 75% business rate retention
more widely from 202084.
7.27

Assuming that the commitment is fully adopted over future years, there is potential for
£1.4 million in business rate revenue to be retained by Blackburn with Darwen Council
per annum going forward as a result of the proposed development.

7.28

This funding will be available to contribute towards the delivery of public services as
well as investing in maintaining and enhancing infrastructure within the locality. This
will in turn generate associated socio-economic and wellbeing benefits associated with
the users of local services.

Summary
7.29

It has been demonstrated that the allocation of the J5 SES has the potential to make an
important contribution to economy recovery, job creation and the longer resilience of
the local and wider Lancashire economy, whilst at the same time support the
Government’s ‘levelling up’ agenda.

7.30

At the same time, the delivery of the J5 SES offers the potential to significantly enhance
Blackburn with Darwen’s economic infrastructure through the provision of much
needed employment land and floorspace that is required to enable businesses to
adapt, invest, expand and grow.

7.31

In summary, the construction of the entire site would generate:

7.32

•

55 full-time equivalent (FTE) temporary (gross) jobs directly from construction,
on average, over the build period, estimated to last for c.20 years;

•

75 net additional FTE construction jobs created across the North West, of which
60 could be local to Lancashire, including 30 jobs for residents of Blackburn with
Darwen;

•

An additional £94 million annual uplift in productivity – measured in GVA –
within the North West economy throughout the construction phase, inclusive of
the £84 million generated across Lancashire and £72 million locally in Blackburn
with Darwen.

As new floorspace is occupied by businesses this will provide permanent employment
opportunities and prosperity, boost productivity in the local economy and generate
public revenue through additional business rates. It has been assessed that the
proposed development has the potential to generate:
•

2,400 direct (gross) FTE jobs upon completion and operation of the Proposed
Development. Taking economic additionality factors into account 2,700 net
additional jobs (direct, indirect and induced) would be created and supported
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within the North West economy. Of these jobs, 2,200 FTE jobs would be taken by
Lancashire residents, including 1,250 in Blackburn with Darwen.
•

£173 million annual contribution to economic productivity (GVA) of the North
West economy once fully occupied, inclusive of the £153 million generated
across Lancashire and £135 million locally in Blackburn with Darwen.

•

Approximately £1.9 million business rate revenue will be generated each year
from occupied business premises.

7.33

These positive economic impacts will therefore persist over a long period of time,
providing tangible benefits for the residents and workforce of Blackburn and for people
living in the wider Lancashire sub-region.

7.34

Where sites 1 and 3 are allocated the following economic impacts could be generated
during the Plan period to 203785:

85

•

1,410 direct (gross) FTE jobs upon completion and operation of the Proposed
Development. Taking additionality factors into account it is estimated that
around 1,590 net additional jobs (direct, indirect and induced) would be created
and supported across the North West economy. Of these jobs, 1,285 FTE jobs
would be taken by Lancashire residents, including 725 in Blackburn with Darwen.

•

£102 million annual contribution to economic productivity (GVA) of the North
West economy once fully occupied, inclusive of the £91 million generated across
Lancashire and £79 million locally in Blackburn with Darwen.

•

Approximately £1.1 million business rate revenue will be generated each year
from occupied business premises.

Based on the potentially allocation of Site 1 & 3 in the Local Plan Review
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8. Conclusion
8.1

The report has comprehensively assessed a range of economic and market indicators
and presents the following in support of the J5 SES.

Blackburn with Darwen is key to Lancashire’s manufacturing economy
8.2

Blackburn with Darwen plays a key role in the wider Lancashire economy,
accommodating around 9% of total businesses across the county and contributing £3
billion to the sub-regional economy annually. Only Preston and South Ribble make a
larger contribution in GVA terms.

8.3

Lancashire as a whole is one of the surviving and most important manufacturing
economies in the UK, with Pennine Lancashire within this context recognised as ‘an
industrial district of national significance’ home to some of the largest concentrations
of manufacturing activity in the country.

8.4

In Blackburn with Darwen, the sector currently accounts for 9% of all business
enterprises and 17% of employment. The sector is recognised as being ‘key to driving
local productivity, growth and innovation’86 with Blackburn’s existing manufacturing
clusters an important local strength on which to build in order to drive higher levels of
productivity and capitalise on the areas performance and future potential.

8.5

The borough’s ability to keep performing this role is, however, contingent on existing
businesses and investors being able to capitalise on opportunities for growth. In order
to sustain and support the borough’s manufacturing sector, businesses need access to
a readily available supply of employment land and floorspace. This is not only an
important prerequisite for growth, innovation and improved productivity but also the
immediate priorities for stabilisation and recovery.

8.6

There also remain long-term ambitions for substantial growth from the Council, the
Lancashire authorities and the LEP. This has long since been considered necessary to
address an enduring productivity gap, take advantage of economic opportunities and
support social mobility.

8.7

Blackburn with Darwen is well positioned to act as a trailblazer given its track record in
supporting business start-ups, and the M65 corridor is equally recognised as being of
regional or even national significance given its position and the scale of manufacturing
activity in particular. However, there is a risk that without intervention the borough’s
rapidly diminishing supply of employment land and floorspace will act as a major
constraint to growth, and in turn, limiting such opportunities from being realised.

There is an ongoing need for industrial land
8.8

86

The HENA suggests that 54.1ha of additional employment need is needed across
Blackburn with Darwen between 2018 and 2036. By virtue of the borough’s strengths
in manufacturing which continues to be a key driver of demand and past take up,

Blackburn with Darwen Council (2019) Blackburn with Darwen Corporate Plan 2019-2023, p12
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coupled with the more recent growth in logistics demand, over half of this land is
required for warehouse use (30.2ha) followed by industrial (18.1ha). It is assessed that
a further 5.8ha of land is required to accommodate office and R&D uses.
8.9

Where the quantitative need is extrapolated to 2037, to align with a subsequent
change in the plan period, it is estimated that 57.1ha of employment land is needed
over this period (2018-37). This equates to a residual need for 47.5ha of employment
land when accounting for completions in this period to date.

Blackburn’s current supply is not sufficient to meet identified needs
8.10

The ELRS has previously indicated that this need is unlikely to be met in quantitative
terms through the identified supply of employment sites in the borough, with a
shortfall of at least 7.1ha that nearly trebles to circa 20.5ha when including a buffer for
flexibility and choice in B2/B8 sectors is applied.

8.11

A comparable exercise based on the residual need for 47.5ha indicates a shortfall of at
least 13.4ha of land when allowing for flexibility and choice, potentially increasing to
23.8ha where non-developable land and/or land lost to site servicing, infrastructure
and landscaping is accounted for in the calculation. The shortfall is also sensitive to
other factors including the floorspace capacity of the identified sites, size of site –
particularly a lack of larger sites - and a reliance on brownfield land, which in
combination place additional upward pressure on the borough’s employment land
requirement and the need for additional allocations.

8.12

Although this is only an illustration, and in reality it is likely that the quantitative
shortfall will most likely fall somewhere between 13.4ha to 23.8ha range, it
nonetheless highlights a scenario whereby the assessed quantitative imbalance could
easily be exacerbated, in turn, placing an additional constraint on the borough’s ability
to meet assessed needs and ensure there is an adequate choice of sites over the plan
period to 2037.

Pressure on existing supply is also growing
8.13

The quantitative shortfalls identified above also need to be considered in the context
of the market need and other qualitative supply issues. This analysis highlights that
over the past 10 years, an average 45,873sqm of industrial floorspace has been taken
up annually in Blackburn with Darwen. Take-up of office floorspace was less than a
tenth of this figure, highlighting the dominance of the borough’s industrial market.

8.14

Declining rates of floorspace availability and vacancy have, however, impacted on
floorspace take up rates in all sectors in recent years. It is of note that currently, the
availability rate for both general & light industrial and storage & distribution uses is
under 5%, which is significantly lower than the c.10% that is considered optimal to
allow for the market churn that enables existing and new businesses to find space
suitable for their needs.

8.15

Benchmarking annual average rates of take up against the current available supply also
suggest that there is just 1 years supply of industrial floorspace and 3.9 years supply of
office available to the market.
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8.16

The Council have also confirmed that they are dealing with over 115,000sqm (1.2
million sqft) of unmet occupier requirements which have accumulated over the past 2
years due to a lack of suitable supply. These requirements alone translate into a need
for over 28ha of land.

8.17

There is a clear spatial dynamic to this demand with locations along the M65 being
preferred. However, it is evident that currently there is a very limited choice of sites
and premises in the M65 corridor to satisfy this demand. The available supply
comprises just 4 sites, with residual capacities ranging from 1.85ha to 3.91ha.

8.18

Based on evidence presented in the ELRS it is also likely that many of these sites would
be taken up in the early years of the plan period; their combined capacity for just over
47,850 sqm of industrial floorspace would provide just over 1 years supply once
developed and would fall considerably short of addressing the growing list of unmet
occupier requirements outlined above.

8.19

Stakeholder feedback has confirmed that sites that are available are often too far from
the motorway to be attractive. This evidence points to an imbalance in the supply and
an urgent need to increase the availability and choice of employment land in
commercially attractive locations to satisfy latent demand.

New allocations are needed to address the mismatch between supply and
demand
8.20

The evidence indicates that without new allocations Blackburn will be undersupplied in
employment land terms over the period to 2037, particularly in locations close to the
M65 where demand is high and availability most constrained.

8.21

The Council is currently assessing a number of potential site options to address the
both quantitative and qualitative shortfalls. In line with the requirements of the NPPF,
this includes a number of potential strategic sites for local and inward investment – this
in recognition that larger sites have been an important mechanism for creating a
balanced portfolio of employment land and delivering significant levels of growth and
investment in a Blackburn over a number of years.

8.22

In addressing gaps in employment land supply, it has been confirmed that a site that
gives direct access to the motorway network will be most attractive in market terms. A
choice of plots and/or immediately available speculatively built units, site environment
and image and access to local amenities are also recognised as being important to
attract market interest.

8.23

Location, scale and the quality of environment are also important for enhancing
viability, and is something that would be more difficult to achieve on brownfield or
smaller greenfield sites in less attractive market areas. Sites which are located close to
existing concentrations of activity will also provide opportunities for clustering, which
in turn can play an important role in supporting collaboration, innovation, productivity,
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and sustainability, as well as in driving the economic prospects of the areas in which
they locate87.
8.24

Of the three strategic site options under consideration – Land at Junction 5,
Blackamoor Road North and North East Blackburn – only Junction 5 is capable of
fulfilling these requirements. Whilst the other two sites would be capable of
accommodating some employment uses, the Blackamoor Road site is comparatively
limited in scale and on its own would only make a partial contribution to identified
needs. Although larger in scale, North East Blackburn is more peripheral to established
employment areas in the M65 corridor. It is considered that the lack of prominence
and more limited accessibility is also likely to make the site less attractive to investors
and larger scale employment use.

8.25

The lack of alternatives with the requite location and site specific attributes to meet
the identified market need, strongly favours the J5 SES; a development opportunity
distinguished by its location and general accessibility, but also its proximity to existing
employment areas and clusters. Within this context, the sites key attributes include:
•

Its location directly adjacent to the M65 and benefiting from an existing
motorway junction, which provides fast access to the M6 and M61 and labour
markets in Preston and Burnley, but also national distribution networks.

•

Its proximity to an existing cluster of employment uses at Shadsworth Business
Park, Walker Park and Roman Road, highlighting the success of this location in
employment terms;

•

Its size / scale which is capable of meeting an identified quantitative shortfall of
least 17.5ha over the period to 2037, whilst at the same time providing flexibility
to accommodate additional needs that are not anticipated in the current plan
period; and

•

Its capacity to accommodate both smaller and larger industrial and warehouse
requirements in response to identified market needs and requirements, which
cannot currently be met via the existing supply of land and premises.

Supporting and sustaining the local businesses and employment is a key
priority
8.26

The economic activity rate amongst the resident working-aged (aged 16-64) population
of Blackburn with Darwen is lower than the regional and national averages.

8.27

As of September 2020, there were circa 7,650 people claiming out-of-work benefits in
Blackburn with Darwen, accounting for 8% of the resident working-age population.
Total claimant figures have increased by 71% across the authority since January 2020,
principally as a result of job losses associated with the Covid-19 pandemic. This is a
trend reflected across Lancashire, where the number of claimants has grown to an
even greater extent – by 89% – over this period.
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8.28

The borough also faces a number of immediate and longer term economic issues and
challenges including further forecast declines in employment and productivity over the
short term. This is accompanied by the longer threat of population decline if recent
demographic trends continue.

8.29

These trends are of concern in the context of lower resident based earnings and
deprivation levels locally, given Blackburn with Darwen ranks amongst the top 5%
most-deprived authorities in the country.

8.30

The provision of additional employment land has the potential to attract much needed
job creation and investment to support economic recovery. However, in the context of
Blackburn’s acute social and economic needs, substantial economic growth is also
something that has long been considered necessary to address an enduring
productivity gap, maximise employment opportunities and support increased levels of
social mobility amongst the local working age population.

Creating lasting social and economic benefits
8.31

Locally the J5 SES provides a significant opportunity to create jobs and increase
productivity. It is estimated that when completed and occupied the development will
support around 2,400 FTE jobs on-site, including around 1,400 over the period to 2037

8.32

In total, the development of the site could support up to 2,700 direct, indirect and
induced net additional FTE jobs across the wider North West economy, including
around 1,600 net additional FTE jobs over the period to 2037, including around 1,300
jobs in Lancashire.

8.33

The entire development will support £135 million annual contribution to economic
productivity (GVA) of the local Blackburn with Darwen economy annually, increasing to
£153 million in total across Lancashire. This would equate to an uplift of £90 million
across Lancashire and £80 million in Blackburn with Darwen over the plan period to
2037.

8.34

Approximately £1.9 million business rate revenue could also be generated each year
from occupied business premises, including £1.1 in the plan period, of which 75% could
be retained by Blackburn with Darwen Council.

8.35

These economic impacts are significant and over the longer term will support the
sustainable growth of Blackburn with Darwen’s economy.

8.36

The development will also assist in addressing local social and economic need,
including unemployment in both Blackburn with Darwen and in other parts of
Lancashire.

Alignment with Policy
8.37

It is concluded that the J5 SES offers significant prospects for supporting both economic
recovery and longer term Council and LEP ambitions for growth, innovation, increased
productivity and social mobility.
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8.38

In addition, the National Planning Policy Framework (NPPF) states that:
“Planning policies and decisions should help create the conditions in which businesses
can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business
needs and wider opportunities for development…”88

8.39

It continues by stating that:
“The approach taken should allow each area to build on its strengths, counter any
weaknesses and address the challenges of the future. This is particularly important
where Britain can be a global leader in driving innovation and in areas with high levels
of productivity, which should be able to capitalise on their performance and potential”89

8.40

Fundamentally, national policy places emphasis on ensuring there is “sufficient
provision” for employment and other commercial development90, in turn helping to
“build a strong, responsive and competitive economy, by ensuring that sufficient land of
the right type is available in the right places at the right time to support growth,
innovation and improved productivity; and by identifying and coordinating the
provision of infrastructure”91

8.41

National planning policy sets out the imperative of promoting economic growth and
rebalancing the economy to ensure that growth serves to ‘build a country that works
for everyone’92.

8.42

It is clear that the J5 SES has the potential to achieve all of the above, whilst at the
same meet the economic objectives within the NPPF93 by:
•

Encouraging sustainable economic growth in direct response to local priorities
for economic recovery, development and regeneration;

•

Providing a much needed site for local and inward investment to match the
Council’s and LEPs strategy and to meet anticipated needs over the plan period;

•

Helping to address potential barriers to investment, including a lack of
employment land in high quality, accessible locations along the M65 corridor;

•

Providing the borough with greater flexibility to accommodate needs that are
not anticipated in the plan, allow for new working practices and enable a rapid
response to changes in economic circumstances; and

•

Addressing the specific locational requirements of occupiers, whilst enhancing
an existing cluster of manufacturing and engineering industries in a highly
accessible location.
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