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Executive Summary

Specific Points Evidence

1. Port Port Warrington is an established facility, This Justification
Warrington: which lies within the heart of the Liverpool Document,
— Manchester corridor and benefits from a Chapter 3

fixed and unique geographical location on
The Manchester Ship Canal (MSC) and has
the ability to be connected to the West
Coast Main Line railway.

There is clear evidence to support the need
for the growth and expansion of Port
Warrington, but existing constraints (such
as HGV access, poor quality buildings, and
constrained land availability) restricts the
ability of the Peel Ports Group to secure
growth and capitalise upon the Port’s
unique advantages.

To address these constraints, positive policy
interventions will enable the Port to attract
new occupiers, secure inward investment
and maximise the economic potential of the
MSC and the existing rail links.

2. Strategic The expansion of Port Warrington is This Justification
Policy consistent with national policy expressed in Document,
Alignment for the National Policy Statements for Ports Chapter 4
Port and National Networks and the National
Development Planning Policy Framework which clearly

supports increasing the capacity of our
ports and the delivery of employment
development which is connected by
alternative modes of transport other than
just road to support the transfer of freight
from road to rail and water.

The expansion of Port Warrington is
significantly supported by pan-northern and
sub-regional economic, regeneration and
LEP strategies. The principle for the growth
and expansion of Port Warrington alongside
the delivery of the wider Warrington
Waterfront is also established in the
Council’s  Industrial  Strategy, Local
Economic Plan and Core Strategy.

3. Meeting Port The presence of an expanded Port of This Justification
Demand and Liverpool and the MSC creates the potential Document,




the Peel Ports
Group Port
Strategy

for a 21 century hub with very significant
economic advantages having a major
hinterland and population alongside access
to an existing industrial and commercial
base which, in terms of size and scale, is
second only to the London conurbation.

The Mersey Ports (Port of Liverpool and the
MSC) network is Britain’s third busiest port
estuary and traffic forecasts to 2030
indicate an anticipated 70% growth in port
traffic tonnage when compared against a
base date of 2008. Significant growth is
envisaged in container traffic following the
opening of Liverpool2 the new deep sea
container terminal at the Port of Liverpool.

Growth forecasts to 2030 have been
translated into an overall land requirement
which has subsequently been disaggregated
across the Peel Ports network.

There is an unmet land requirement to
deliver port related facilities to meet
forecast demand as originally identified by
the Mersey Ports Masterplan (MMP). An
expanded Port Warrington (in addition to
that which was originally envisaged in the
MMP) can assist in addressing the shortfall
and accommodate a large proportion of this
growth to continue to drive economic
growth in Warrington and across the sub-
region.

Since the publication of the Mersey Ports
Masterplan, a number of third party
research and evidence documents have
been published to inform economic
strategies and/or the preparation of
development plans across the sub-region.
This evidence validates the port forecasts
set out in the Mersey Ports Masterplan. The
conclusion that can be drawn from this
evidence is that port growth is having, and
will continue to have, a large impact on the
demand for employment land throughout
the sub-region (including Warrington).

Document,
Chapters 5

Draft Peel Ports
Masterplan
(2011)

4. An Updated
Need Case

MDS Transmodal (MDST) were
commissioned by Peel to update the freight
evidence for the expansion of Port
Warrington and Warrington Commercial
Park taking into account maritime traffic,

This Justification
Document,
Chapter 6




road and rail freight traffic and associated
storage requirements. It confirms that Port
Warrington is an appropriate and
sustainable spatial response to meet
employment needs arising generally and
from needs arising from port freight
growth.

The report confirms that Port Warrington is
one of the very few places in the region
that has significant potential to be a tri-
modal logistics site providing access to the
River Mersey (via the Manchester Ship
Canal) to the Port of Liverpool and the Irish
Sea and to the West Coast Main Line which
is the most important route for intermodal
rail freight in Great Britain. It is the type of
development proposition which national
and local Government policy seeks to
encourage ensuring the greatest potential
for transfer of freight from road to rail and
harnessing port-centric distribution to
deliver greater environmental benefits and
economic growth. The report shows that
there are very few sites within the
Liverpool-Warrington-Manchester corridor
which  share the same locational
characteristics and advantages of Port
Warrington and all would need to be
brought forward to meet anticipated
demand in distribution warehousing to
2035.

A review of potential port traffic shows that
it remains in line with expectations as
envisaged in the Mersey Ports Masterplan
and that Port Warrington can act as an
inland extension of the Port of Liverpool for
port-centric distribution, handling container
traffic, dry bulk, and construction materials
and other general cargo (such as steel
products) that would be transhipped at the
Port of Liverpool and then transported
along the MSC on barges or small coastal
and feeder container ships.

Assessment work in respect of rail
connectivity at Port Warrington has
concluded that a direct connection can be




achieved to the West Coast Main Line, part
of Network Rail’s Strategic Freight Network
which can handle the most efficient
combination of containers and wagons that
can be accommodated on the British rail
network. An initial timetabling assessment
has concluded that there is capacity on the
network sufficient for Port Warrington to
be served by one freight path per hour per
direction which would be commercially
attractive to the rail freight industry.
Future network interventions by the public
sector will only increase rail capacity in the
future.

5.

Warrington
Commercial
Park

The new Warrington Commercial Park will
enable the creation of a variety of new
employment floorspace for a mix of
potential businesses. The Commercial Park
is a development proposition that can assist
in meeting the quantitative and qualitative
employment land requirements in the
borough across the plan period. Notably,
this site benefits from a unique local
advantage, notably its location close to
Warrington town centre and excellent
transport links that sets it apart from any
alternative  non-Green Belt location
elsewhere in the Borough.

Hence, there are clear exceptional
circumstances to justify release of the site
from its Green Belt designation.

This Justification
Document,
Chapter 7

6.

Moore Nature
Reserve and
Country Park

The Nature Reserve and Country Park will
create significant new additional
recreational opportunities and ecological
enhancements.

This Justification
Document,
Chapter 8

7.

A Unique
Opportunity

The wider Warrington Waterfront initiative
and the delivery of the Western Link Road
infrastructure will provide a unique
opportunity to unlock an unrivalled growth
opportunity at Port Warrington and the
Commercial Park.

Port Warrington presents a unique
opportunity to deliver significant port
expansion and a critical mass of
development land and floorspace to

This Justification
Document,
Chapter 9

Development
Framework
Document




harness the full potential of its multi-modal
connectivity while being positioned at the
heart of a major consumer market. Port
Warrington has a clear and competitive
advantage over other sites within
Warrington or indeed the wider sub-region
which cannot offer the same characteristics
or benefits that Port Warrington can
provide.

A Development Framework has been
prepared to illustrate how Port Warrington
may be delivered during the emerging
Warrington Local Plan period to meet
anticipated growth in port related traffic
and active markets. The Development
Framework also sets out a vision for the
Commercial Park and Moore Nature
Reserve and Country Park.

8. Green Belt

The site is presently located within the
Green Belt, though it is proposed to remove
the majority of the land (including the land
associated with Port Warrington and its
expansion and the Warrington Commercial
Park) and deallocate it for employment
purposes. The remaining land at Arpley
Meadows will be retained within the Green
Belt and turned into a Country Park.

This  section considers the  site’s
contribution to the Green Belt, taking
account of the Framework’s five purposes
of Green Belt land and considering the
effect of the land’s proposed removal from
the Green Belt.

This Justification
Document,
Chapter 10

9. Benefits

The expansion of Port Warrington, including
the delivery of an accompanying business
park and a new Nature Reserve and
Country Park will deliver considerable and
tangible social, economic and
environmental benefits at a regional,
borough and local community level.

This Justification
Document,
Chapter 11

10. Conclusion

The proposed allocation for an expanded
Port Warrington, the Commercial Park and
Nature Reserve and Country Park is justified
and sound.

This Justification
Document,

Chapter 12
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1.2

1.3

1.4

1.5

1.6

Introduction

This Justification Report (“report”) has been prepared by Turley on behalf of Peel Land
& Property and Peel Ports (“Peel”) subsidiaries of the Peel Group, a leading
regeneration, infrastructure, and real estate company in the UK.

The report has been prepared to support the Warrington Local Plan. It demonstrates
that the removal of part of the land at Warrington Waterfront from the Green Belt and
its allocation for expanded port infrastructure, along with a new employment business
hub, in the draft Plan is exceptionally justified and ‘sound’. It also confirms that the
Arpley Meadows former landfill site (c. 90ha) which is intended to be transformed into
a new Nature Reserve and Country Park (c. 181ha) should be retained within the Green
Belt, but will convey significant benefits.

This report should be read alongside the (working draft) Development Framework
which sets out the overall vision and development opportunity for Warrington
Waterfront.

To summarise, the proposed expansion of Port Warrington and the new Warrington
Commercial Park (WCP) could deliver around 288,350 sgm (3.1 million sqgft) for
employment development, split as follows:

o 205,850 sgm of development (2.2 million sqgft) immediately to the north of The
Manchester Ship Canal (Port Warrington) for port centric employment uses
(B2/B8) alongside the introduction of a second berth, turning vessel basin and
rail connection to the West Coast Mainline; and

o 82,500 sgm of employment development (0.9million sqft) at WCP which could
be developed for port centric employment uses (B2/B8) and other business uses
(B1, B2 and B8 uses), plus complementary uses to support the business park
environment.

The overall proposals also include:

° New access arrangements to the Port, WCP and the Moore Nature Reserve and
Country Park, which will seek to divert traffic away from Moore village, with
associated amenity benefits;

° The creation of the Nature Reserve and Country Park (c. 181ha), to reflect its
retention within the Green Belt and reflective of the role it will play in the wider
development, including woodland planting, open space, habitat creation,
recreational/cultural provision and pedestrian/cycle routes; and

. Long term management of the Nature Reserve and Country Park.

The above elements, which are identified within Warrington Borough Council’s wider
Warrington Waterfront Masterplan, comprise around 296 ha of land. Peel, along with
Warrington Borough Council are the major landowners. This land has a draft allocation



1.7

1.8

1.9

1.10

1.11

1.12

in the emerging Local Plan. This allocation for future development is supported by Peel
and this report presents the case for the proposals.

The Peel Group

The Peel Group is a major investment company and is one of the leading infrastructure,
real estate, transport and investment enterprises in the UK. Peel is a major investor,
infrastructure provider, landowner and developer with major interests and assets
across the United Kingdom. Its diverse network of businesses ranges from ports to
airports; land to leisure; media to hotels; wind farms to shopping centres, nature parks
to canals, residential sites to agricultural uses.

Peel’s track record is one of delivering transformation and creating vibrant places
through regeneration and innovation. The company invests for the long term. For
example, at MediaCityUK in Salford Peel delivered a £650 million investment in
Europe’s largest construction project during the recession. Its investment of £400
million into Liverpool2 a new deep-sea container terminal at the Port of Liverpool will
open up new import and export markets for the North.

Peel’s vision is to create sustainable environments where people and businesses can
flourish. This vision is realised through a constant cycle of reinvestment, regenerating
places, innovating in new development sectors and creating positive legacies. This
vision is a key driver of Peel’'s Ocean Gateway ambition. The Ocean Gateway will
deliver an unprecedented scale of co-ordinated private sector investment across the
North West of England along a strategic corridor encompassing the route from
Liverpool, through Warrington and Cheshire to Greater Manchester, over 50 years with
£50 billion of investment. Ocean Gateway projects embrace ports; logistics; retail and
leisure; residential; commercial development; media infrastructure and renewable
energy. Warrington Waterfront is one of over 50 Ocean Gateway Schemes across the
strategic corridor. Since the launch in 2008 Ocean Gateway projects within Cheshire
and Warrington have attracted over £500 million of capital investments.

Peel Ports (part of the Peel Group) is one of the largest port operators in the United
Kingdom handling more than 70 million tonnes of cargo a year. Peel Ports includes the
Port of Liverpool and The Manchester Ship Canal (serving the largest cargo generating
region outside of London), the Lancashire Port of Heysham, the Port of Great
Yarmouth, and the Medway Ports of Sheerness and Chatham in the South East of
England. In Scotland, Peel Ports Clydeport operates the key ports of Glasgow,
Greenock, Ardrossan and Hunterston. Peel Ports also operates a container terminal in
Dublin and a container shipping line BG Freight.

At its heart, the Peel Ports network comprises the Port of Liverpool and The
Manchester Ship Canal — an all water route which forms a comprehensive range of
ports facilities over its 44 mile length which handles more than 40 million tonnes of
cargo and 16,000 shipping movements a year, making it Britain’s third busiest estuary.

The report is set out in the following manner:

. Chapter 2: Sets out the site and surroundings comprising the proposed
development



Section A — Port Warrington

Provides the overall justification and case for the expansion of Port Warrington
comprising:

— Chapter 3: Provides an overview of the historical development of Port
Warrington; its operational extent today; and prevailing constraints
restricting its potential

— Chapter 4: Sets out the strategic policy alignment supporting the
expansion of Port Warrington

— Chapter 5 and 6: Sets out the market demand for the expansion of Port
Warrington

Section B — Warrington Commercial Park

- Chapter 7: Sets out the justification for Warrington Commercial Park
specifically in respect of a stand-alone business park (including a mix of B1,
B2 and B8 and complementary uses)

Section C - Moore Nature Reserve and Country Park
— Chapter 8: Explains the Nature Reserve and Country Park proposition
Section D — The Unique Opportunity, Green Belt matters and Benefits

- Chapter 9: Presents the strategic opportunity afforded by the area and the
illustrates the multiple opportunities associated with Port Warrington and
the Commercial Park

- Chapter 10: Outlines the Green Belt matters of relevance to the site

- Chapter 11: Sets out the economic, social, environmental, transportation
and recreational benefits that will arise from the development proposals

— Chapter 12: Presents a summary and conclusions
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2.1

2.2

Site Context

Strategic Context

Warrington lies at the heart of the North West region, Atlantic Gateway and Northern
Powerhouse. The M6, M56 and M62 motorways intersect within the borough
providing excellent access to all ports of the region and beyond. Warrington also lies
on the region’s main North-South (West Coast Main Line) and East-West (Trans-
Pennine) rail routes and is traversed by The Manchester Ship Canal — an important
commercial waterway linking the Port of Liverpool to the Manchester conurbation.
Future infrastructure proposals such as HS2 have the opportunity to further reinforce
the borough’s connectivity in the future. In short, Warrington is one of the best
connected places in the North West and also benefits from the proximity to Liverpool
and Manchester conurbations and markets.

Figure 2.1: Warrington in its strategic context

Warrington’s spatial positon, infrastructure and inherent connectivity has enabled the
borough to grow and develop a strong and resilient economy. Over the last 40 years,
Warrington has grown from a town with a population of around 70,000 to one which is
over 200,000. A working age population of around 2.5 million live within a 30 minute
drive of Warrington. This is the largest workforce catchment in the UK outside London
and its recent performance in economic growth is only bettered by Aberdeen and
London. Warrington is now viewed and widely recognised as a key economic
contributor to the North West economy and a major growth area. As such, the Council
and its stakeholders consider that Warrington’s economic strength and attractiveness
will only continue and this will result in ongoing development pressure and new
opportunities.

11



2.3

2.4

2.5

2.6

2.7

2.8

2.9

2.10

2.11

As is explained in Section 5 of this report, Warrington wishes to further capitalise on its
assets and to accelerate economic growth. This is underpinned by the Council’s
Industrial Strategy and its emerging Local Plan and requires the release of Green Belt,
through its new Local Plan, to meet increasing development needs for the next 30
years.

Site Context

The development proposals utilise lands which form Port Warrington and Arpley
Meadows set within the wider context of the wider Warrington Waterfront initiative.

Port Warrington

Port Warrington is an existing warehousing and distribution facility located on the
northern bank of The Manchester Ship Canal (“MSC”). It benefits from a direct
frontage on to the canalside and benefits from an existing berth which is underutilised
but operationally available.

The Port currently accommodates a range of road-based storage and distribution uses
(c. 10 hectares), with the current vehicular access via Runcorn Road and Moore Lane.

The Port benefits from an extant planning permission for the extension of the existing
operations onto adjoining land (c. 4 hectares) for open storage purposes together with
the refurbishment and extension of the canalside berth and the reinstatement of a rail
freight connection onto the West Coast Main Line.

The Port is adjacent to the Moore Nature Reserve, which consists of woodland areas,
ponds and green space, and also to the Arpley Meadows landfill site.

Arpley Meadows

Arpley Meadows landfill site measures an area of approximately 176 ha and it has been
in operation for waste disposal operations since 1986.

An application to extend the operational life of the facility to October 2018 and enable
its restoration by October 2019, with a revised sequence of landfill phasing and
restoration works, was approved after appeal in May 2015. The Inspector recognised
that the benefits of the development outweighed the harm to the Green Belt and very
special circumstances had been demonstrated. The majority of the site has now been
filled and is in the process of being restored to grassland, with the final phases
remaining in use.

The planning permission allowed for the restoration (and ongoing maintenance and
funding via a s106 legal agreement) of those areas previously landfilled with a full
landscaping restoration scheme of new topsoil, planting and seeding. New native
woodland, scrubland and hedgerows are also proposed, alongside the creation of new
usable greenspace. The approved Restoration Landscaping Scheme also incorporates a
number of habitat creation measures to provide ecological enhancement measures,
with the plantation of woodland habitats and new connections to the Moore Nature

12



2.12

2.13

2.14

Reserve to the south. A network of recreational footpaths is also proposed to be
dispersed throughout the site to encourage access by members of the public.

Warrington Waterfront

Port Warrington and Arpley Meadows form a key component of Warrington
Waterfront — a strategic regeneration programme to reinvigorate Warrington’s central
waterfront along the River Mersey.

Warrington Waterfront will be a new urban quarter of Warrington, taking advantage of
its waterside setting and unlocked by a new strategic access arrangement (the Western
Link Road). This will link the A56 Chester Road in Higher Walton with the A57 Sankey
Way in Great Sankey, and will also provide a new access to the Port from the new link
road.

The draft Warrington Local Plan promotes the Warrington Waterfront area for major
development, including the expansion of the existing operational land footprint at Port
Warrington, a new business park, 2,500 new homes, social infrastructure (including a
new school) and a major new country park through the restoration of the Arpley
Meadows and Gateworth landfill sites, alongside wider environmental works. This
policy allocation reflects the specific proposals which are supported and justified in this
Document.

13



3.1

3.2

3.3

3.4

3.5

Port Warrington

Summary

e Port Warrington is an established facility, which benefits from a fixed geographical
location on The Manchester Ship Canal and close proximity to the West Coast
Main Line railway.

There is clear evidence to support the growth and expansion of Port Warrington,
but existing constraints (such as HGV access, poor quality buildings, and
constrained land availability) thwart the ability to secure its growth and capitalise
upon the Port’s unique advantages.

To address these constraints, positive policy interventions will enable the Port to
attract new occupiers, secure inward investment and maximise the economic
potential of the Ship Canal.

History

Port Warrington is an established distribution facility which has its origins following the
opening of The Manchester Ship Canal in 1894, through the provision of a dedicated
wharf at a strategic location adjoining the main railway line. At the time, the Port
Warrington site presented a unique location enabling goods to be loaded and unloaded
from the canal for onward distribution via the railway network.

The Haydock Colliery Company first recognised these unique characteristics when it
developed a wharf and railhead at the site. This multi-modal infrastructure enabled
them to import ‘pit props’ via the canal and distribute them by rail to its collieries
across the North West. At its peak, the wider area was one of the UK’s richest areas of
coal mining activity with up to 13 collieries operating at any one time. The site, in
terms of its strategic geographic advantages and multi-modal potential as well as its
operation, has therefore been present for over a century which pre-dates both the
planning system and the designation of the Green Belt.

Eventually coal mining declined in the area and the Port was adapted to facilitate the
movement of goods and produce to support the chemical industry which was a
burgeoning sector at the time and one which supported Warrington’s economic
growth and expansion as a New Town in 1968. Between the 1960s and 1980s, DuPont
Chemicals owned the Port and utilised it to import chemicals from its plant in Northern
Ireland and to facilitate distribution by road.

In 1979, the entire Port Warrington site was designated as Green Belt through the
Cheshire Structure Plan despite it being operational and a fixed strategic asset. As a
result of more stringent planning policies this arguably contributed to the Port’s
unattractiveness and ultimate decline in later years.

From the mid-1980s, different operators maintained the Port’s berth, operated
warehouses, and distributed goods via the nearby motorway network but its successful
operation declined during the economic recession of the 1990’s. During this time the
sites connectivity to the railway network was also lost and the berth became unused.

14



3.6

3.7

3.8

Port Warrington Today

Port Warrington comprises an existing warehouse complex of some 8 hectares and
operates primarily as a road to road based distribution centre (comprising some 9,000
sqm of warehousing space) with insufficient utilisation of the Ship Canal for the
movement of goods.

Having acquired Port Warrington in 2007, Peel Ports Group has always held the long-
term aspiration to reconfigure the existing site to become an inland multi-modal Port
facility utilising the Ship Canal through the refurbishment of the existing berth and the
re-integration of a rail freight connection onto the West Coast Main Line via the Arpley
Sidings.

To kick-start the delivery of this, planning permission was granted by Warrington
Borough Council (WBC) in March 2010 for the extension upon an adjoining 5.4 hectares
immediately adjacent to the east of the existing Port, facilitated by the in-filling of the
site, the refurbishment and extension of the canalside berth and the reinstatement of a
rail freight connection. In respect of the principle of development and in demonstrating
very special circumstances to justify development in the Green Belt, Warrington
Borough Council’s Officer Committee Report notes the following:

(a)  Principle:

“It is accepted — as part of the case for “very special circumstances” below — that
there are no alternative sites which have the required infrastructure to deliver a
multi-modal inland port to serve Warrington and its surrounding area. It should
also be borne strongly in mind that no national, regional or local policy requires a
need to be demonstrated for the type of facility proposed. It should also be
noted that the proposal is not a strategic rail freight interchange — so would not
operate with the same high volumes of rail freight. Instead, the proposed rail
connection to the ship canal would mean the use of rail would be driven by users
or operators of the site and also by the size and limited capacity of the site (i.e. a
single berth). Provided the port operations are able to expand — and crucially to
be well served by water barges — then it is considered that the principle of the
proposed use in this location is acceptable, and is a principle well supported by
national, regional and local planning policy and guidance.”

(b)  Green Belt and Very Special Circumstances:

“The application is considered to constitute inappropriate development in the
green belt by definition. The proposal therefore needs to show that harm by way
of inappropriateness, and any other harm, is clearly outweighed by very special
circumstances. Harm to the openness of green belt and to the objectives of
green belt policy is considered to be limited in this case. The site is sandwiched
between existing warehouses at Acton Grange to the west, and the west coast
mainline and the large Solvay Interox chemical plant complex to the east. Advice
from WBC Planning Policy confirms that the combination of the following factors
amount to very special circumstances in the case:

15



3.9

3.10

3.11

- national, regional and local polices all encourage modal shift via provision inter-
modal freight facilities. The area to the south west of Warrington with access to
the Ship Canal and rail links is identified as a location for such a facility,
particularly where use can be made of existing infrastructure;

- it is doubtful that there are any better connected sites in the Borough that
benefit from both rail and canal access;

- there is genuine potential to achieve significant environmental benefits if the
port fully utilises its assets and affects a modal shift to rail as well as to water
barge;

- there are likely to be few financial implications for freight operators wishing to
switch from road to barge, and this is likely to occur if the facilities are made
available here.”

(WBC Officers Committee Report, ltem 4.1, Application Ref: 2009/15222, 3™
March 2010)

The planning permission has been partially implemented by way of the infilling of the
site to establish ground levels for the open storage area. However, to date, the rail
freight connection has not been delivered and the canal berth has yet to be reinstated
and extended.

There are a number of reasons for this:

. Notwithstanding the benefit of additional open storage land, the scale and
extent of Port Warrington and its operational capacity ultimately remains
relatively modest comprising warehousing space of some 9,000 sqm. The extent
of space is no longer befitting the needs and requirements of potential occupiers
who are requiring larger and more flexible floorspace nor is sufficient to
generate a critical mass of occupier presence to viably deliver a rail head
connection. The existing scale of Port Warrington is not large enough to make
best use of the tri-modal opportunity Port Warrington presents;

o The quality of existing warehousing space is poor and no longer fit for modern
standards; this further stymies market attractiveness for occupiers;

. The current vehicular access arrangement (via the village of Moore) is
constraining, requiring HGV drivers to navigate narrow roads, tight corners and a
swing bridge. This limits the market attractiveness of the site and it means
alternative locations are likely to be more attractive to investors, despite the
site’s advantages in respect of potential water and rail connection

Port Warrington is an existing facility which could harness water and rail connectivity in
a unique geographical location, placed within the heart of Warrington and the North
West. However, Port Warrington’s ability to viably deliver upon any growth to
maximise its advantages and to maximise the economic potential of the Manchester
Ship Canal, is currently constrained by a series of factors that diminishes its
attractiveness to the market.

16



3.12 Inlight of this, a series of positive interventions are needed to maximise the economic
opportunity of Port Warrington, capitalise on its rail and water potential, and make the
Port attractive to inward investment to the benefit of Warrington and the wider region.
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4. Strategic Policy Alignment

4.1

4.2

Summary

National Policy Statements are a material consideration in decision making and
plan making. The National Policy Statement for Ports establishes national
Government policy for ports, including the importance of an operative and
successful port network to the UK economy and confirms that there is a need to
substantially increase port capacity over the next 20-30 years. An alternative to
this proposition would be against the public interest.

The expansion of Port Warrington is entirely consistent with Government policy
expressed in the National Policy Statement for National Networks which seeks to
deliver more employment development which is rail connected.

The National Planning Policy Framework states that planning policies should
recognise and address the specific locational requirements of different sectors —
this includes the location of storage and distribution operations at a variety of
scales and in suitably accessible locations.

The expansion of Port Warrington is supported by pan-northern and sub-regional
economic and regeneration strategies which fully support economic initiatives to
rebalance the economic disparity between north and south and the delivery of
Atlantic Gateway and the Superport which has a successful port network at its
heart and an increase in the delivery of development sites with multi-modal
capability.

The principle for the growth and expansion of Port Warrington alongside the
delivery of Warrington Waterfront is also enshrined in existing local development
plan policy confirming that further expansion may be capable of demonstrating
the ‘very special circumstances’ by virtue of; (a) the fixed location of the
infrastructure within the Green Belt; and (b) the potential for multi-modal
sustainable transport benefits and contributing to promoting wider sustainable
growth.

National

National Policy Statement for Ports
The National Policy Statement for Ports (“NPSP”) provides the direction on decisions on
new port development and is a relevant consideration for local planning authorities’.

The expansion of Port Warrington aligns closely with the NPSP policies and guidance. In
summary:

The upward trajectory of the Peel Ports Group’s growth forecasts align with the
NPSP, which explains that UK Government’s policies on sustainable economic
growth and achieving rising prosperity will drive increased trade in goods and, to
a lesser extent commodities.’

! National Policy Statement for Ports, paragraph 1.2.1
? National Policy Statement for Ports, paragraph 3.4.2
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. The NPSP confirms that there is a compelling need?® for substantial additional
port capacity over the next 20-30 years. In particular, to exclude the possibility
of additional port capacity would accept limits on economic growth and on the
price, choice, and availability of goods; as well as to limit the local and regional
economic benefits that new port developments might bring. Such an outcome
would be strongly against the public interest.”*

. The NPSP encourages sustainable port development to cater for long-term
forecast growth in volumes of imports and exports by sea®, and recognises that
developers will need to bring forward proposals (alongside committed
developments) to meet anticipated long-term growth and introduce further
competition, flexibility and resilience in the market.®

o The NPSP is clear that capacity must be in the right places to serve the needs of
import and export markets.” The NPSP states that port development must be
responsive to changing commercial demands, and the Government considers
that the market is the best mechanism for getting this right, with developers
bringing forward applications for port developments where they consider them
commercially viable.?

o The NPSP recognises the direct and indirect economic benefits of port
development. In particular, bringing together groups of related businesses within
and around ports can create a cluster effect, which supports economic growth
by encouraging innovation and the creation and development of new business
opportunities.

. In assessing the need for additional capacity, the NPSP invites the decision maker
to accept the need for more port capacity is demonstrated by the Government’s
demand forecasts. The Government expects that ultimately all of the demand
forecast in the 2006 ports policy review is likely to arise, though, in the light of
the recession that began in 2008, not necessarily by 2030. It also expects the
decision maker to accept that additional port capacity is required to offer a
sufficiently wide range of facilities at a variety of locations to meet existing and
future demand; to introduce further resilience and competitiveness to our
national infrastructure and; to take into account both the potential contribution
port developments might make to regional and local economies.

. Given the level and urgency of need of infrastructure, the decision maker should
start with the presumption in favour of granting consent to applications for ports
development.

* National Policy Statement for Ports, paragraph 3.4.16
* National Policy Statement for Ports, paragraph 3.4.16
> National Policy Statement for Ports, paragraph 3.3.1
® National Policy Statement for Ports, paragraph 3.4.9
7 National Policy Statement for Ports, paragraph 3.4.11
& National Policy Statement for Ports, paragraph 3.4.12
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4.3

4.4

4.5

4.6

4.7

. The NPSP confirms that, from a policy perspective, it does not contain any
general requirement to consider alternatives or whether the proposed project
represents the best option®.

o As a general principle, port development should aim to avoid significant harm to
biodiversity through mitigation; where significant harm cannot be avoided, then
appropriate compensation should be sought. In respect of regional and local
sites of biodiversity interest, the NPSP indicates that the decision-maker should
give due consideration to such designations. However, given the need for new
infrastructure, these designations should not be used in themselves to refuse
development consent.

National Policy Statement for National Networks

The National Policy Statement for National Networks (NPSNN) was published in
December 2014 and sets out the need for, and Government’s policies to deliver,
development of nationally significant infrastructure projects (NSIPs) on the national
road and rail networks in England. This includes developments consisting of new rail
terminal facilities and rail-served warehousing, which are referred to as Strategic Rail
Freight Interchanges (SRFIs) in the NPSNN.

While Port Warrington is not seeking to deliver an SRFI, the NPSNN is relevant in that it
is clear Government policy which seeks to deliver more rail-connected warehousing.
The NPSNN identifies that transferring more freight from road to rail will have clear
environmental benefits, reduce greenhouse gas emissions and deliver upon economic
benefits™.

The NPSNN reminds us that logistics is predominately a road-based industry and the
continuation of a predominately road-to-road logistics sector is neither viable nor
desirable (paragraph 2.55). However it states that the users and buyers of
warehousing and distribution services are increasingly looking to develop new facilities
that need to be located alongside major rail routes, close to major trunk roads, as well
as near the conurbations that consume the goods''. The NPSNN therefore confirms
that there is a ‘compelling need’ to deliver a network of SRFIs across the regions while
accepting that the need for effective connections for both road and rail will restrict the
scope for developers to identify viable alternative sites™.

National Planning Policy Framework (2018)

The new Framework confirms that the overall purpose of planning is to contribute
towards the achievement of sustainable development™ and so that sustainable
development is pursued in a positive way, at the heart of the Framework is a
presumption in favour of sustainable development™.

It also instructs planning policies should help create the conditions in which businesses
can invest, expand and adapt and significant weight should be placed on the need to

° National Policy Statement for Ports, paragraph 4.9.1

1% National Policy for National Networks, paragraph 2.40
! National Policy for National Networks, paragraph 2.45
*2 National Policy for National Networks, paragraph 2.56
3 National Planning Policy Framew