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Need 
 
Evidence base 
 
In December 2003, the Northwest Regional Development Agency (NWDA) appointed 
Regeneris Consulting (with Land Use Consultants and Transport for Leisure) to 
undertake the Lake District Economic Futures study. This study sought to identify the 
key issues for the economic future of the National Park and the wider Lake District area, 
and provide detailed recommendations for policy change to successfully address the 
challenges that the area will face in the next 20 years. It sets a strategic long-term vision 
that achieves a sustainable balance between economic prosperity, social well-being, 
tourism and the countryside.  
 
The Report identified that the ñeconomy of the Lake District is far from diverse and 
indeed relies extremely heavily on tourism in all its various guises ï driven by the 
landscape value of the area, the historic towns and wide profile (particularly in the UK). 
Although tourism consists of different markets and types of activities, nevertheless 
something approaching 50% or more of all economic activity in the National Park area is 
directly or indirectly linked to tourism, and this is even higher in some locations in the 
centre and south of the Lake District. Agriculture remains a significant source of 
employment (8%) as well, although much less important source of income. In part 
because of the sectoral make up, the wage rates offered by employers (and earnings 
levels of those self-employed) are relatively poor and low compared to house prices. The 
low wage rates on offer for those working in the Lake District remain the Achilles Heel of 
the areaôs economy. The typical rural issues of two tier economies and housing 
affordability are therefore writ large in the area. Unfortunately it is impossible to establish 
any hard information on the nature and extent of economic linkages between the LDNP 
and surrounding areas (something that special workplace statistics at a ward level from 
the 2001 Census will help address). However, we have been able to infer a significant 
amount from available information. The key points are as follows: Å First, although there 
is very little employment in financial or business services located in the National Park 
itself ï the traditional market towns of Penrith and Kendal have significant concentrations 
of such activity and so clearly in part are serving businesses in the National Park. Å 
Second, tourism activity (as proxied by employment in hotel and catering) although at its 
most dense in the Lake District - especially the main towns ï is also significant in parts 
of the surrounding areas (most noticeably Kendal and Cockermouth).ò  
The Report identified: ñThe Key Issues and Challenges: In terms of most current 
headline indicators the economy of the Lake District appears strong (in common with 
many other attractive rural areas). However, we must be wary of entirely focusing on 
averages and aggregates. The economy of the Lake District is far from diverse and 
indeed relies extremely heavily on tourism ï driven by the landscape value of the area, 
the range of visitor attractions, tourism honeypot towns (where much of the tourism 
spend and employment is concentrated) and its wide and strong profile (particularly in 
the UK). Something approaching 50% or more of all economic activity in the National 
Park area is directly or indirectly linked to tourism. Agriculture remains a significant 
source of employment (8%) as well, although much less important source of income. 
The Lake District economy is of course not self-contained, but has strong links to towns 
surrounding it such as Kendal, Ulverston, Cockermouth and Penrith. 
In part because of the sectoral make up, the wage rates offered by employers (and 
earnings levels of those self-employed) are relatively poor and low compared to house 
prices. The low earnings on offer for those working in the Lake District remain the 
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Achilles Heel of the areaôs economy. Cumbria as a whole has seen a very poor 
performance in recent years in terms of GVA per capita ï the worse performing county 
area in England ï this appears to apply to the Lake District and surrounding areas as 
much as parts of West Cumbria. As a result of past trends and their potential future 
extrapolation, we have identified five wider economic roles of the Lake District: 
Å Role 1: A high quality residential location for managerial and professional workers 
Å Role 2: An actual (and potential) source of employment for residents in surrounding 
towns and villages 
Å Role 3: A national and international tourism brand and destination 
Å Role 4: A location for knowledge based, creative and outdoor based business startups 
Å Role 5: A specialist centre of learning, training and development. 
The challenge for the Lake District (as for Cumbria) is to sustain existing employment 
and where possible extend GVA and skills levels. Any significant economic growth (in 
scale terms) is most likely to occur in the Kendal/Ulverston areas.ò 
 
On the matter of securing a prosperous economy the issue of the requirement for the 
provision of new employment land allocation was progressed via the Lake District 
National Park Employment Sites & Premises Study: Final Report and Executive 
Summary for the LDNPA (Atkins: December 2007) and the LDNP Employment Sites 
Programme - November 2008 (Capita Symonds and Peill & Co). 
The public benefit in satisfying the identified need is expressed in the LDNPA Business 
Plan 2010-2013 where it is stated ñWe will know we are succeeding in contributing to a 
Prosperous Economy when: There is planning approval for at least one new Business 
Park, for new and developing small businesses, within the National Park by 2012ò 
 
The evidence base for the immediacy of the need for new employment land provision is 
severely suppressed by prospective candidate occupiers not wishing to create disruption 
or dispute with existing scarce landlords, or to over raise the expectation of dependent 
employees, that there may be a resolution within the locality. 
Some of the keenly interested parties in occupancy at Ratherheath have been able to 
reconcile this situation and wish to be overtly identified with the need to relocate out of 
unsustainable inadequate premises into modern facilities. Two of these, W McClure 
Limited & Stonecraft Design have chosen to become Joint Applicants for the proposed 
development and allowed studies to be undertaken, and made public, of their 
predicament. 
Within the locality of Ambleside, Windermere, Bowness and Staveley there is a grave 
shortage of modern standards premises to house, for example, businesses in the food 
products sector where poor building ergonomics and conditions hinder achieving and 
maintaining food hygiene standards. Huddlestons Butchers in Windermere, a long 
established fundamental building block of village life, produces award winning pies: for 
which there is an almost insatiable demand and national press coverage. The products 
use over 90% locally sourced ingredients supporting supply chains that originate from 
lamb raising in the Lyth Valley: crucial helping to support local farmers. Yet the 
production reality for Huddlestons is that the pies are produced over 3 floors of an 
awkward building, one of which is a basement accessed through a trap door. The 
desperately poor ergonomics of the premises force the proprietor to work long antisocial 
hours with consequential family stress. Huddlestons like W McClure Limited and 
Stonecraft Design have been actively seeking better premises in the locality for a 
sustained period of time. 
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There is also an underclass in the locality of businesses seeking whatever premises and 
facilities are available however inappropriate. For example at Gillthwaite Rigg Nursery 
on the outskirts of Windermere enforcement action was taken against a boat builder 
utilising a polytunnel. 
 

 
 
Boat building is one of the most traditional of LDNP skills, and young skilled 
entrepreneurial persons ought to access to appropriate premises to continue to pursue 
their craft. 
 
A walkover survey of the streets of Windermere, Bowness and Ambleside, examples 
many instances of businesses existing in poor, or in some cases appalling conditions: 
yet these are established enterprises that could flourish and create more employment in 
the locality. 
 



Chapter 1: Need 

SLDC Knowledge-based Employment Land Study [Appendix 3] states that ñThe need for 
this study evolved from the recommendations of a number of studies in the area, 
particularly the Lake District Economic Futures Study (2004), which identified the need 
for additional mixed use business space in the Kendal area to support the growth of 
knowledge based industries in the wider Lake District. This recommendation was born 
from the key conclusion of this study that Kendal is of great significance to the Lake 
District and has the potential to diversify the economic base of the wider area. This 
aspiration was supported by the Cumbria Structure Plan, which identified a need to bring 
forward additional sites in the LDF to deal with deficiencies in the Business / Science 
Park category of employment land provision. Policy EM13 identifies a requirement for 
nine hectares of such development over the period 2001-2016.ò 
This initial stage of the work involved a broad discussion regarding the definition of 
óknowledge based industryô in terms of its parameters and general requirements. The 
Interim Report concluded that: 
The development of an internationally competitive knowledge based sector is identified 
as a key action in the business and enterprise section of the Regional Economic 
Strategy (RES). It is noted that the following knowledge based sectors account for 55% 
of the Northwest GVA: 
1. Biomedical (biotechnology, pharmaceuticals and medical devices); 
2. Energy and Environmental Technologies; 
3. Advanced Engineering and Materials (Chemicals, Aerospace, Automotive, Advanced 
Flexible Materials); 
4. Food and Drink; 
5. Digital and Creative Industries; and 
6. Business and Professional Services. 
 
There is a limited amount of available employment land within the Kendal / Penrith M6 
corridor, but Carigiet Cowan advise of a high level of latent demand, predominantly from 
indigenous companies seeking to grow their existing business (although further 
opportunities exist to retain the skilled workforce from the local educational institutions 
within this area);Ŀ It was anticipated that there would be a demand for accommodation of 
500ft² to 5,000ft² from a company in the initial stages of development and up to 50,000ft² 
from a well established company.· A building with a floor area of 28,000ft² (gross) would 
occupy approximately 0.8 hectares. Factors such as car parking, access, infrastructure 
and landscaping can account for a further0.8 hectares and, therefore, in the experience 
of the Consultant Team, the minimum sized site that it is considered a knowledge based 
company would require is 1.5 hectares. In terms of an assessment of marketability, the 
potential for expansion is a factor and a site of perhaps 3 to 5 hectares would afford 
expansion on adjoining land alongside the initial building. South Lakeland: Knowledge 
based Employment Land Search and Assessment Prepared on behalf of Northwest 
Regional Development Agency . August 2007 5 of 68 Consequently, an initial minimum 
site threshold of 1.5 hectares was applied to the sites coming forward for assessment 
and this is reflected in the red line location plans of those sites considered (see 
Appendix D). 
 
 



Chapter 1: Need 

Lake District National Park Employment Sites & Premises Study: Final Report and 
Executive Summary for the LDNPA (Atkins: December 2007) 
The study [Appendix 3] recognises that ñGenerally there is a shortage of land all over the 
Lake District, companies that are currently located within the National Park have trouble 
if they need to expand and companies looking to move to the area find it difficult to find 
sites. The shortage of land is due to the lack of allocations and planning restrictions 
(both real and perceived) that prevent companies from developing new employment 
sites.ò 
 
It gives an assessment that ñThe lower level forecast gives a floorspace requirement of 
approximately 23,000 m², in order to meet existing businesses expansion plans. The 
upper level forecast gives a floorspace requirement of approximately 69,000mĮò.and 
ñThe forecast additional total B-Use employment requirement is 32,838 m². The decline 
in B-Use Manufacturing releases 6,254 m². This creates a gross floorspace demand of 
39,092 mĮ.ò  
 
It is this conservative requirement for 39,000m2 that the proposed development at 
Ratherheath seeks to satisfy in a location determined by established demographics, 
availability of resources and accessibility: however it is strongly believed that the 
forecast need for 69,000m2 may be revealed once the issues are fully externalised. 
 
LDNP Employment Sites Programme - November 2008 (Capita Symonds and Peill 
& Co). 

The study [Appendix 3] builds on the work undertaken by Atkins and concludes that: 
ñIn summary, from 250 potential development sites across the 20 larger settlements 
of the National Park, 90 of which had an on-site assessment, this study has 
identified the top ranking 20 sites. A detailed assessment has been made of their 
suitability in terms of sustainability, access, site quality, market attractiveness and 
availability as well as utilities constraints and likely acceptability in planning terms.ò 
 
However whilst the need to identify and give permission for employment land 
endures, the identified sites do not scrutinise well when focused on using a broader 
methodology, and none are sequentially superior to the proposed development site 
at Ratherheath, the vast majority being unviable for various reasons detailed in 
Chapter 11. 
 
Peill & Co assessment 
Peill & Co were involved LDNP Employment Sites Programme specifically for their 
knowledge of the commercial reality of the business and employment site market. Their 
assessment of the proposed development site at Ratherheath is as follows:  
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Candidate Occupiers 
 

W. McClure Ltd. -  Windermere 

 

 
 
Company Profile 
McClures are one of the largest businesses in Windermere, and are widely recognised 
as having the dedicated core skills and competences in the delivered wholesale food 
market and drink distribution sector that underpin the sustainability of numerous other 
dependent enterprises in the locality. The family run Company has been trading in the 
locality since 1945 and in Windermere for over 60 years, and has grown to a critical 
mass of around 90 employees, a turnover of £12M per annum, with over 1500 
customers. The culture of paternal largesse at McClures is acknowledged to have 
assisted many small and medium sized businesses to survive the traumatic crisis in the 
tourism industry following the 2001 foot and mouth outbreak. 
McClures is a member of the Sterling Supergroup Limited member's buying co- 
operative, with 52 family owned wholesalers and an annual turnover in excess of £450 
million. Product ranges supplied include ambient, frozen, fresh and chilled food stuffs, 
alcohol, confectionery, crisps and snacks, drinks and non-foods. The Sterling 
Supergroup is associated with a larger buying group with a turnover of £2 billion. 
The Company has expended considerable resources over the past 15 years in 
increasingly frustrated attempts to relocate out of the centre of Windermere, where it 
causes an overt highway nuisance, into more appropriate premises within the locality. 
The need for relocation is contemporarily heightened by the requirement for the 
managementôs succession planning to bequeath the next generation of the family, who 
work in the business, a sustainable longterm future. 
Properly housed in the locality the Company could trade well in excess of its current 
level, act as a bulk collection and multipoint distribution operator for other businesses, 
and anchor a vibrant essential value added business sector cluster. 


