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1.   Peel Context
The Peel Group consists of a number of leading North West based property and transport companies with assets valued at over £3bn. The Group is active in a wide range of sectors of the North West economy and has land holdings of over 20,000 acres across the region.  Peel is owner and operator of Liverpool John Lennon Airport and the Port of Liverpool, Port of Heysham and the Manchester Ship Canal. It is the second largest port operator in the UK.  Peel’s other property interests include the Trafford Centre, the Bridgewater Canal and a wide range of retail and commercial facilities.

Matter 3A: Economic Development 

Question (iii)

On what basis have the broad locations for regionally significant development in Table 8.1 been selected and are the locations sustainable?  Do they reflect the regional spatial framework and sub-regional policy framework in draft RSS?  How do they reflect and reinforce the spatial distribution of economic growth, regeneration priorities and the broad housing locations, and what are the transport implications?
It is important to note, as explained further below, that most of the broad locations identified in Table 8.1 appear to have been selected because of the existence of already identified sites for major development in these locations.  However, this does not of itself weaken the policy approach and, for the most part, these locations do provide opportunities for sustainable development.
With regard to Policy W2, Table 8.1 Peel notes that this seeks to identify only broad locations for strategically significant economic development. It is recognised that  this is the approach that, ideally,  should be taken in a Regional spatial strategy. However Peel considers that this is not realistic in the circumstances that exist in the North West where many if not most of the locations do, in practice relate to sites which have long been identified in RES, or through other means, as strategic sites for employment development. In these circumstances the approach taken of identifying broad locations rather than specific sites could be misleading; for example by suggesting that there are opportunities to bring forward additional and wholly new sites in these locations; i.e. alongside and in addition to those sites which have already been identified as meeting the relevant site selection criteria and, in some cases, have already established a level of commitment to a significant scale of development. 
Peel therefore propose that within Table 8.1 (or in a footnote to it) there should be express reference to the committed sites that are already known of and allocated for significant development in each of the relevant locations. This would, for example, include the following: 
South West Greater Manchester:  the site known as Port Salford, which is within Peel’s ownership, is such an identified site by virtue of its allocation in the recently adopted Salford UDP which has been the subject of a Pubic Inquiry and Inspector’s report. The site is also the subject of a live planning application for the development of a multi modal freight terminal with access by road, rail and the Manchester Ship Canal.  In addition to its frontage to the Ship Canal the site will have immediate access to the Transpennine Railway which links to the West Coast Mainline and will also have easy access to the M60 and M62 motorways.  It also enjoys a highly sustainable location in terms of its accessibility for potential employees from the surrounding residential areas of Salford and Trafford.
Birkenhead Waterfront and Eastham Docks: The Twelve Quays site at Birkenhead is already established as a multi modal terminal with the development and operation of the existing Ro-Ro terminal since 2001.  At the cost of £30m it represented the largest single investment in the Port of Liverpool since the opening of Seaforth Dock in 1971 and provides for the operation of freight and passenger services to Dublin and Belfast from a river terminal, so enabling the operators of these services to  cut crossing times by c. 90 minutes.  The terminal has already been expanded and has scope for further related development.  The Eastham Docks including the Queen Elizabth II Dock’s is a major facility at the entrance to the Manchester Ship Canal with land reserved for strategic development particularly in respect of the chemical/petrochemical with road rail and importantly major pipeline links.
Speke Halewood Strategic Investment Area: the key sites including Estuary and Liverpool International Business Park within this area are already allocated in the Liverpool UDP and form part of the identified employment land supply for the area. They were identified as major development opportunity sites as part of the ERDF Objective 1 funding programme and the IDP which accompanied that programme and have benefited from investment in infrastructure to bring them forward for development. These sites are also being developed in line with the key clusters approach of the approved RES, in particular with a focus of biotech industries. 
