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Executive Summary

Overview

AMION Consultingvas appointed by Axis, on behalf ©he Conygar Invetment Co. PLGo

undertake an economic impact study of propodalsthe erection of a hotel on land at Zone 1,

Pac Cybi, HolyheadThe proposed development includes the construction and operation of an
80-bedroom Premier Inn hotel, together with associated access works, drainage, landscaping and
utility infrastructure. Demand for the proposed development is expected to come from the
anticipated increase in the number of business travelers and visitors as a result of local energy,
marine and tourism developments. Mor etover, i
Holyhead Port wouldttract ferry passengers as they travel to and from the island, in addition to
encouraging more people to stay and explore the area rather than simply pass through.

Scope and nature of the study

The proposed development would restilt sociceconomic effects during both the construction
and operational phases.

During the construction phase the proposed developmeatis result in:
1 anincrease in shoterm / temporary construction employment.
During the operational phase, the proged development would result in:

1 longterm employment and Gross Value Added as a result of the operation of the hotel,
together with visitor expenditure impacts and other wider benefits.

Proposed development

The developmentsite is located on Enterprise @ 2 (Parc Cybi), Holyhead, Anglesey. Parc Cybi
is a strategic 12@cre employment development facilitated by the Welsh Governnoentvhich

. site-wide Outline Planning Permission was granted Biviarch 2005 by Isle of Anglesey Council
for a mixeduse development comprising employment uses, a hotel, offices, leisure uses and
industrial units, and the construction of new highway infrastructure, including connections to the
A55(ref. 19C842A/EIA)

The proposed developmentould be located onthe ParCy b i ‘gateway plot’' wh
for employment purposes in both current and emerging policies.
It has been assumed that the hotebuldb e of a ‘ budget’' type, with a

£4 million for the proposed development.
Strategic polig context and baseline review

The proposed developmeris fully consistent with and demonstrates a high level of strategic fit
with the followingnational, subnational and local policy strategy and frameworks

q Taking Wales Forward,;

1  Partnership for GrowthWelsh Government Strategy for tourism;

i Destination Anglesey Management Plan;
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The Energy Island Programme;

1

1 Isle of Anglesey Single Integrated Plan;

1  Anglesey County Council Corporate Plan; and
1

Holyhead 2020 Realising Sustainable Community benefit (Str@etjioe Programme).

The proposed development auld both complement and address a range of sestmnomic
issues within Holyhead and Anglesey that have been identified within the baseline assessment,
these include:

1  6.6% increase in the working agepulation residing in Holyhead Town between 2005 and
2014,

1 relatively low productivityevelsin Anglesey (GVA per capita of £13,411 in 2015) with the
GVA per capita gap widening between Anglesey and Wales;

1  relatively low growth in the number of active &mprises in Anglesey compared to North
Wales and Wales as a whole;

1 relatively high economic activity rate in Anglesey compared to West Wales and the Valleys
and Wales as a who&nce 2009;

T Anglesey has a relatively hdcanmodatioroapdfeood i on o f
services’ sector (12.4% in 2014);

rel atively high proportion of Anglesey’s resi
gross fulltime weekly wages in Anglesey have tended to lag lkthie Wales average;

T Angl esey’ s stry awently stiractd 1n68 million visitors annually, with a total
economic impact of £279 million in 2015. The money visitors spend helps to create 3,990
jobs and sustain a much wider range of shops, restaurants, suppliers, transport services and
other amenities;

1  the unemployment rate (as measured by the JSA claimant rate) has declined in Anglesey
since 2012, in line with similar declines for Wales as a whole. However, the unemployment
rate in Anglesey has consistently been higher than in Wales og&t0®932016period;and

1 Holyhead s one of Wales’ most deprived towns. A
amongstthe 2% most deprived LSOAs in Wales.

Economic and wider effects

It is estimated that the total construction cost of the proposed depenent could amount to
around £4 million, which would support 69 net additional person years of construction
employment for Anglesey residents, equating to 7 -fuile equivalent (FTE) temporary
construction jobs. Itis considered that any adverse effectthe public / other businesses during
the construction phase would be minimal.

The operation of thénotel is expected to create 2tet additional FTE jobs at the Anglesey level,
generating Gross Value Added (GVA) of arofid5,000per annum in the loal economy.
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Furthermore, visitors staying overnight in the hotedwld have an additional impact on the local
economy over and above the effects derived from the direct operation of the proposed
development. Indicatively, around £1.5 million of annualter expenditure can be anticipated

to support and sustain around 26 gross jobs within local industries in the leisure and tourism
sector.

In addition to the above benefits, the proposed development would also lead to a number of
wider, less easily quantifiable effects, such as increasing choice and competition and improving

the image of the local area.
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1 Introduction

1.1 Overview

AMI ON Consul ting (“AMI oMbthalfoilrae€onyggar pneestmenteCd. by A X
PLC Ap plhiect@aumdertake,an economienpact study of proposals for the erection of a
hotelonlandaZ one 1, Par c hCy bSi,t eidp)sals malidedeonétrudtion and

operation of an 8ebedroom Premier Inmotel, together with associated access works, drainage,
landscaping and utility infrastructurg@roposed @velopment). The study has focused dhe
possibleeconomicand widereffeds that may arise from theroposed @velopment.

The Sitas located on Enterprise Zone 2 (Parc Cyihdse to Holyhead Port on Anglesey and links
directly via the A55The Site iprotected for employment purposes in both current and emerging
policies ad sits within an archaeologically sensitive area.

It is expected that th@roposeddevelopmentwould lead to a rang®ef benefitsfor Holyhead ad

the wider Angleseyarea, where it is expected to create jobs both during the construction and
operational phases. Demand for thgoposeddevelopmentis expected to come from the
anticipatedincrease in the number of businegavelersand visitors as a result édcalenemy,
marine and tourism developments. Mo liteto v e r i
Holyhead Port wuld attract ferry passengers as they travel to and from the island, in addition to
encouraging more people to stay and explore the area rathensimplypass through As such,

the proposed developmemtould bean important part of orgoing efforts to boost tourism on

Anglesey.

TheApplicant is currently engaged in a range of development programmes in AnglBseyng
2016, theApplicant made two large acquisitions in the local area, one of them being the £3 million
freehold purchase of a 2@88cre former gas storage facility at Rhosgoch, near Anglesey. The
Applicant has signed an option agreement with Horizon Nuclear Powerdortiiole site, which

is one of several Horizon is considering for the temporary accommodation for construction
workers at the Wylfa nuclear power station. TAygplicant also has an option, running to 2022,
with Horizon for a logistics centre on a 6.9 apiet at Parc Cybi Business Park. A truck stop
developed with a Fred Done business has now opened at Parc Cybi.

This report seeks to outline the economic case for the project proposals, with particular focus on

the overall benefis to the localeconomy. i aims to provide an estin
economic impact, specifically iterms of its contribution towardsgenerating additional
employment opportunitie@nd economic activity In establishing the econonijigstification, the

report also sets out tl policy and socieconomic cotext for the proposed @velopment

1.2 Scee and nature of the study

The economic impactsdy has been conducted based on HM Treasury Green Book guldance
together with additionality guidancealeveloped by AMION Consultinghéts comprised a review

1 HM Treasury (2011) The Green Book: Appraisal and Evaluation in Central Government
2 HCA (2014) Additionality Guide, Fourth Edition
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of the policy and socieconomic context to theproposed @velopment, encompassing an
analysis of strategic fit and the extent to which the local area suffers from problems of
deprivation.

The proposeddevelopmentwould result in soioc-economic effects during both the construction
and operational phases. During the construction phasetioposeddevelopmentwill result in:

I  anincrease in shotierm / temporary construction enployment.
During the operational phase, throposeddevelopmentwould result in:

1  longterm employment andGross Value Added (GVA} a result of the operatioof the
hotel, together withvisitor expenditure impacts.

In terms of employment, the study has sought to estimate both the gross and net additional
impact of the project, in line with appraisal guidance. Consequently, consideration has been
given to who is likely to secure the benefits generated, the leveaitdfity that might be displaced

by the scheme and the possible multiplier effects that could be realised.

1.3 Structure of the study report
The report continues in five further sections, as follows:
I  Section 2:describeghe proposedproject and its location;

T Secton3sets out the project’s strategic contr.i
national and national policy;

1  Section 4 establishes the socieconomic context for the project, highlighting the socio
economic conditions prevalent within tHecal area;

I  Section 5 presents the economic and wider benefits associated with pheposed
development and

I  Section 6 sets out the conclusions of the economic impact study.

3 GVA is a measure of the economic value of goods and services produced in an area. It ibgdfingdffice for National Statistics (ONS) as
“.the difference between the value of goods and servi ekwinproduced
production.” As such, GVA i s afreconomic activityamd tprodeiaiitynwitinmiac area/sedtor.c at or of t h

2
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2 Theproposeddevelopment

2.1 Site location and description

The Site is locatedn Enterprise Zone Parc Cybi), Holyhead, Angles@&arc Cybi is a strategic
120-acre employmentdevelopmentfacilitated by the Welsh GovernmeniThe first phase has
received full planning permission and will incorporate a 30,000 sq ft Gateway S¥ffieene, and
109,000 sq ft of high quality logistitgdustrial units. Parc Cybi is located on the southern edge

of Holyhead alongside the A55. The development benefits from a direct connection to the A55
via Junctior?. Parc Cybi is situated in areAof Outstanding Natural BeaufpAONB) and seeks

to integrate with its surrounding context and generate sustainable employment opportunities for
the local area.

Parc Cybi has been designated as one of the sites within the Anglesey Enterprise Zone which will
result in significant symort for qualifying companies. Anglesey's Enterprise Zone status

alongside its Energy Island Programmes dr i vi ng t he i slrenowhéds gr o wt
centre of excellencén low carbon power generatn. Figure 2.1 showd¢ zone boundaries

within the Anglesey Enterprise Zone (Ref 7: Parc Cybi).

Figure 2.1 Anglesey Enterprise Zone

Zone Boundaries

o Former Anglesey Aluminium
Site

e Bryn Cefni Industrial Estate

v‘% o Creamery Land north of
Lledwigan Farm
o Gaerwen Industrial Estate

(8 Amlwch

s <
Holyheade. Benllech LUlandudno 0 Marine Zone
(5] o Menai Science Park
Pentraeth o Do Cvt
arc Cybi

o Penrhos Industrial Estate
o Port of Holyhead

@ Rhosgoch

Other Strategic Sites

o Coleg Menai

e Wylfa Nuclear Power Station

Bethesda

Source: Welsh Government

Figure 2.2 shows the location of Parc Cybi and its proximity to the Port of Holyhead.
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Figure 2.2 Location of Parc Cybi
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Figure 2.3 shows the location of the Site within the Parc Cybi boundary.
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Figure 2.3: Parc Cybi boundary map
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The Site is | ocated on the Parc Cybi Witmat eway
the gateway plot, the Hotel demise covers an area of 4,601 sq m and the associated Access Road
covers an area of,437 sgm, as shown in Figure 2.4

5
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2.2 Redvelopment proposals

The proposeddevelopmentincludes the construction and opration of an 86bedroom hotel

(3,200 sg m floorspace), together with associated aceesks, drainage, landscaping and utility
infrastructure.

I't has been assumed udWigat 't hapepdematedudapitaicostbf£b e o f
million* for the proposed @&velopment.

4 Source: Axis
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3 Strategic policy context

3.1 Introduction

A review of the relevant policy context has been undertaken in order to assess the strategic
contribution that the proposeddevelopmentwould make towards new and existimgtional,
sub-national and local policy strategies and frameworkbis has been somarised in Table 3.1.

Strategy / plan Strategic fit

National

Taking WalesForward [ Taki ng Wal es Forward is the Wel-g
(20162021) 2021 peri od. It sets out t he

improvement in the Welsh economy and public services. [ioposed
development will contribute to the key aim within the programme
supporting the development of th

Partnership for Growth: | The Strategy sets the vision for the Governmant industry to work in

WelshGovernment partnership to increase visitor spend in Wales. The Styateguses on five
Strategy for tourism key themes promoting the brand; product development; peop
(20132020 development; profitable performance; and place buildingunder the

product development theme t he St r at e g Yhere is clen
evidence to show that investment in better quality visitor facilit
particularly accommodation, supports higher performance and di
profitability” . I n t h praposeddeseopnrentwill helphtaachieve
t he ai m o fanga of lqualityiaccgmmadatidn

Subnational / local

Destination Anglesey The latestDestindion Management Plan for Anglesey seeks to promote
Management Plan develop the Isle of Anglesey as a placeisit, live, vork and invest; and tq
(20162020) become arisland that cares for its natural assets and welcomes visitors.
proposeddevelopment is strategically aligned to the Plan, which includes
key priority of providing more, good quality accommodatiomurtikermore,
the new hotelwill contribute to Strategic Objective 7 (International Visi
Gateway) byhelping to & Oitalisk on Holyhead as a major gateway f
G2dNRaidax GNI @SttSNER yR LI &aaSy3
The Energy Island The Energy Island Programme aims to establish Anglesey as a cen
Programme excellence for producing and servicing low carbon energy. The progra
has the potential to bring in more than £2.3 billion to Anglesey and N
West Wales over the next 15 years thgh a range of energy relate
projects. The@roposeddevelopmentcould potentially offer capacity (as on
element of the overall accommodation mix) to meet the accommoda
needs of construction workers associated with these projects.
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Table 3.1: Strategic contributi
Strategy / plan Strategic fit

Isle of Anglesesingle The aim of the Rn is toimprove the quality of life of local people ar
Integrated Plan (2013 | communities by enhancing the islands economic, social and environm
2025) well-being over the next 12 years. Tourism is identified as a m
contri but orsecommytahdehe Planlseeksdo’ make the mog
opportunities to develop the to
potential. The proposeddevelopmentwill help deliver on the identifieq
‘measure o f s u cte gmWde an dncrease in quality touris
accommodatior?

Anglesey Gunty Councilf The Pl an recognises tourism as 3
Corporate Plan(2013 proposeddevelopmentwill serve to both support and develop the sect
2017) The Plan so recognises the opportunities created through the Energy Is
Programme and the | sland’s desid
jobs as a result of the planned investment and growth potential of the
carbon energy sector. Here thpgoposeddevelopmentwill help the Counci
achieve its aims of increasimgnploymentopportunities for young peoplg
andimproving hfrastructure.

Holyhead 2020 Realisin¢ The proposedProgramme is based otackling theneed and opportunity
Sustainable Community | under three themes that reflect Welsh Government priorities, nam
benefit (Strategic Homes, Places, and People. Teposeddevelopmentis strategically
Outline Programme) aligned to the Programme as it will address the identified neeuprove
the provision of quality visitor accommodation in the towlRurthermore, the
proposeddevelopmentwill provide a humber of local benefits, which W
help to satisfy a key commitment of the Programme to ensure thatdhbal
commurity fully benefits fronmajoreconomic opportunites expected to bg
generated by large development schemes such as Parc Cybi.
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Baseline assessment

Introduction

In order to provide a baseline assessmehissection sets outmanalysis of a range of relevant
indicators to explore thesocioeconomic conditions withi Holyhead and Anglesey compared to
wider geograples.

For some indicators, the Isle of Anglesey Mi8dle Layer Super Output Area (MS®A} been

assessed as itovers most the builtup area in and around Holyheathgether with the
development siteas shown in Figure 4.1.

Figure 4.1: Isle of Anglesey 003 MSOA

+
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Mountain

2201

Penrhosfeilw
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Bae Trearddur

G
2 5
.

Map © OpenStreetMap contributors

Source: OpenStreetMap
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Population and demographic trends

The total population of Holyheambwn stood at 1,268 in June 2015, an increase of 5.5% since
June 2010. In contrast over the same period, increases in the total population were observed for
the Isleof Anglese)03MSOA (1.5%}he Isleof Anglesey as a whole (0.2%) and Wales (1.6%).

Teble 4.1 shows the percentage change of the school ad®)0working age (164), retirement
age (65+) and total population fd#olyhead Town, the Islef Anglesey003 MSOAthe Isle of
Anglesey as a whole and Wales between June 2010 and June 2015.

Age 015 Age 1664 Age 65+ Total population
Holyhead Town 6.3% 6.6% -1.2% 5.5%
Isle of Anglesey 003 8DA 5.1% -1.6% 9.0% 1.5%
Isle of Anglesey 0.3% -4.1% 11.9% 0.2%
Wales 0.1% -1.0% 12.1% 1.6%

Source: StatsWales

While the working age population in Holyhead Town has increased by 6.6% between June 2005
and June 2014, it has declined in all comparator areas over the same period.

Table 4.2 showthat the total populationof the Isle of Anglesey is projected to decline-thy7%
between 2017 and 2037, whereas an increase in total population is expected in North Wales
(3.8%) and Wales as a whole (4.9%). A significant decline in the working age populaiéh (16

is projected for e Isle of Angleseyl(3.4%) compared to more modest declines for North Wales

(-6.6%) and Wales4.9%).

Age 015 Age 1664 Age 65+ Total population
Isle of Anglesey -4.1% -13.4% 26.6% -1.7%
North Wales 0.6% -6.6% 33.4% 3.8%
Wales 2.2% -4.9% 36.3% 4.9%

Source: Experian (March 2017)
Economic growth

GVA per capita

In 2015, GVA per capita in the Isle of Anglesey stoéda®11, compared to a West Wales and
the Valleys average &16,059 andE18,002 for Wales as a whole. The relatively low GVA per
capita in the Isle of Anglesey has persisted akier20062015 period, Table 4.2&hows that the
GVA per capita gap betweenethsle ofAngleseyand Wales has increased over this period.
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Figure 4.2 GVA per capita between 2006 and 2015
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4.3.2 Active enterprises

Between 2006 and 2015, the total stock of active enterprises in the Isle of Anglesey grew from
2,202 b 2,045-an increase of 1.2%. This compares to an increase of 5.8% in North Wales and
7.0% across Wales over the same period. Howethernumber of active enterprises within
Anglesey as a proportion of its overall population (2.9%) is broadly compamatiiat of Wales

as a whole (3.1%) (Source: StatsWales).

4.4 Emploment

Figure 4.3hows thathe economic activity ratéor the Isle of Anglesey has increased from 72.1%
in 2007 to 75.1% in 2016, an increase of 4.2%. This compares with an increase of 3.9% for West
Wales and the Valleys and 2.0% for Wales as a whole over the same period.
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Figure 4.3 Economic activityate (20072016)
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Figure 4.4shows that in 2014 the Isle of Anglsey 003 MOA arealemonstrated a relatively
high proportion of people employed in the ' Tr:
(19.5%). This is to be exqted withthe concentration of portrelated activity in this area. The
|l sl e of Anglesey as a whole has relatively hig
and food services’ (12.4%), ' Retail’ (12. 3%) s
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Figure 4.4 Sectoral employment as a percentage of total employment (2014)
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4.5 Local labour market

IN2016 the proportion of Anglesey’'s rewasdents
12.9%- higher than the Wales average (11.0%). By contrast, a slightly lower percentage of
Anglesey residents are employed in managerial and professional occupations (26.6%) compared

to Wales(27.8%), as shown in Figure 4.5
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Figure 4.5 Resident employment by occupation (2016)
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Despite some volatility in resident income levels in Anglesey between 2011 andg204s fuH
time weekly wages havgenerally tended to lag behind the Wales average, as showrable
4.3. In 2016, median earnings Amglesey were £469.0 per weekmpared to £498.3 across
Wales as a whole.

The analysis also shows thaverage lower quartile wages in Anglesey have been broadly
consistent with the Wales average over the 2@ 6period.

Table 4.3 Gross fulitime weekly wage

2011 2012 2013 2014 2015 2016 Change | Average
(2011 (2011
2016) 2016)

Median earnings (£ per week)
Anglesey 431.7 453.2 446.7 445.9 481.9 469.0 8.6% 454.7
Wales 455.1 454.9 475.3 480.0 487.6 498.3 9.5% 475.2

Lower quartile earnings (£ per week)
Anglesey 338.7 343.0 352.2 337.7 362.3 348.2 2.8% 347.0
Wales 3334 337.4 344.2 347.8 354.0 367.8 10.3% 347.4

Source: Average Survey of Hours and Earnings
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In terms of qualifications, §ire 4.6shows that8 . 4 % o f Angl esey’ s wor ki
populationhave no qualification. In addition, while 34.9% are qualified to degree level or higher,
this is similar to 35.1% for Wales as a whole.

Figure 4.6 Qualifications (2016)
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Visitor economy

North Wales

Anglesey is located within the wider North Wales tourism region. North Wales is an area where
tourism plays a signif@nt role in the local economy, particularly in coastal areas. This is reflected
both in employment and bastock figures, and also in the fact that 37% of all domestic overnight
visits to Wales, and 28% of day visits to Wales, are to this region. The\Nestth Merseyside
region of England provides many visitors to North Wales, with 40% of domestic overisight

and 29% of day trips to North Wales originating here.

Since the years 2068008, domestic overnight visits to North Wales have been increasing with
the annual average for the yea®012-2014 standing at 3.66 ridn trips per year. More
overnighttrips are made to North Wales than to any other part of Wales, with 37% of overnight
trips to Wales in the years 2012014 made to North Wales.

Spend on domestic overnight visits to North Wales has also been increasing, from an annual
average of £492 mitin in 20062008, to £591 million per year in the years 2&®14. The
amount spent on overnight trips to North Wales in the years 20024 was 36% of all money
spent on trips to Wales as a whole.
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Employment in tourisnin the North Wales area haisen ower the last ten years, from 24,500 in
2005 to 27,700 in 2014. Employment in tourism has also risen as a proportion of total
employment, from 8.2% to 9.4%. (Sour¥éelsh Government, Regional Tourism Profiles 2014:
North Wales).

Anglesey

Angl es ey’ s tcarrantliatgracts L.68alliorsvisitons annuallywith a total economic

impact of £279 million in 2019 he money visitors spend helps to create 3,990 jobs and sustain

a much wider range of shops, restaurants, suppliers, trarispervices and other amenities.
Tourismismow one of Anglesey’s |l argest industries.

Anglesey is also home to the second busiest portthe UKbehind Dover catering for
approximately2 million transient visitors annually travelling between the UK #relrepublic of
Ireland, along with hosting a growing number of international cruise ships.

Tourism contributes tdocal prosperity andjuality of life in Anglesey. lupports crosscutting

services and infrastructure which benefit local pegjite exampe transport links, the range of

shops and serges and cultural facilities. Furthermore, &lps promote a positive image of the

Island to the outside world which, torn, can attract investment and make people feel better

about the place invhich theylive. (Sourcdsleof Anglesey County CountilDe st i nat i on Ang
Management Plan 2018020).

Unemployment and economic inactivity

Figure 4.7sets out the unemployment trends for Anglesey and Wales, as measured by the JSA
claimant rate. It show thatrecent unemployment trends within Anglesey have broadly been in
line with those for Waleswith signficant declines in unemploymendbserved since 2012.
However,the unemployment rate irAnglesey has consistently been higher than in Wales over
the 20092016 period. In 2016, the unemployment rate in Anglesey stood at 1.9%, compared to
1.4% in Wales
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Figure 4.7 Unemployment trends as measured by JSA claimant (260932016)
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Figure 4.&ighlights the overall trends in worklessnasihin Anglesey, as compared to Wales.
The worklessness rate (reflecting the proportion of the working age population claiming Job
Seekers Allowance, ESA or incapacity benefit, lone parent allowance andratbere related
benefits) for Anglesey wakl.2% in 2015. This compares with rates of 11.8% for Wales in the
same year.
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Figure 4.8 Worklessness rate (2012015)
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4.2 Deprivation

Holyjhead s one of Wal es’ Amaoalysis ofideppivatio hasibeen oowducted

using the Welsh Index of Multiple Deprivation 2014 (WIMD 2014). As shovabie4.4, around

67% of all L.ower Layer Super Output AredsSQAsin Holyheadare amongst the 30% most
deprived LSOAs in Wales. 18% of the 44 LSOAs in the Isle of Anglesey are amongst the 30% most
deprived in Wales.

Table 4.4 Deprivation (WIMD 2014)

Holyhead(Total of 9 LSOAS) Anglesey(Total of 44 LSOAS)
No of LSOAs % ofall Holyhead No of LSOAs % of all Anglesey
LSOAs LSOAs
Most deprived 1 11% 1 2%
10% in Wales
Most deprived 6 67% 7 16%
20% in Wales
Most deprived 6 67% 8 18%
30% in Wales

Source: WIMD 2014
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Economic and wider effects

Overview

Theproposeddevelopmentwould result in a range of benefits for the local community and within
the wider economy. This chapter has sought to quantify the economic benefits of the proposals,
focusing on the scale of the effect at the Anglesey level.

The key bnefits are expected to include:
1  the generation oBhortterm / temporaryconstruction employment; and

1 longterm employment and GVA as a resuwdf the operation of the hotel, together with
visitor expenditure impacts.

In addition to the above benefits, ¢hproposeddevelopmentwould also lead to a number of
wider, less easily quantifiable effects, suchirageasing choice and competition aimdproving
the image of the local age

In assessing the economic impacts of a project, a critical issue éxtidwat of additional activity
generated within the local area compared with what would be expected to happen anyway.

In determining the net additional impact of theroposed @velopment, the key issue to be
addressed is the additionality of the schemthe extent to which activity takes place at all, on a
larger scale, earlieor within a specific designated area or target group as a result of the
intervention.

The approach to assessing the net additional impact ofgleposeddevelopmentis shown
diagrammatically in Figure 5.1.
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Figure 5.1: Net additional impact
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In order to assess the additional impact of ffreposed @&velopment, the following factors need
to be considered:

1 leakage—the proportion of outputs that benefit those outside of the target area;

1 displacement—-t he proportion of the development
outputs elsewhere in the target area. Displacement may occur in both the factor and
product makets;

S

1 multiplier effects — further economic activity associated with additional local income and
local suppkr purchasesand

1  deadweight—outputs which vould have occurred without thproposed @velopment.

The assessment of additionality has begmlertaken at the Anglesdgvel, having been informed
by best practice guidance produced Ibyomes and Communities AgencQA and the
Department for Business, Innovation and Skills {BIS)

5 HCA (2014), Additionality Guide & BIS (2009), Research to improve the assessment of additionality.

20
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5.2 Construction phase impacts

5.2.1 Gross construction jobs

Theproposeddevelopment isexpected to involve some £4 million of construction expenditure.

Based upon the expected level of construction expenditure, the number of total gross jobs
supported during the construction phase has been estimated. The analysis drawsabpan |
coefficients(in 2017 prices3ourced from guidance (HCA Cost Per Jddabae, 2015) produced

by the HCAelating to construction spend per worker.

In total, it is estimated that construction expenditure would supp6& person years of
employment. On the basis of the convention that ten person years of employment is
approximate to one permanent job, it is estimated that the overall construction phase would
result in the creation of 6 fulime equivalent (FTE) gross jobs.

5.2.2 Net additionalconstruction jobs

In determining the net additional jobs generated through the construction phase, each of the
additionality factors has been assessed.

1 leakage— Whilst specialist labour may be brought in from outside of the area, Anglesey
does have a poadf local labour with relevant construction and related skills. In order to
estimate the levels of leakage, reference has been mad®1d Census UKavel to work
flows. Around 8% of people working in Anglesey reside in Anglesey. Based on this, a
leakage rate 0fl5% has been assumed;

I  displacement— in order to derive an estimate of the potential level of displacement,
consideration has been given to the required level of construction employment and
potential available workforce within Anglesey and tBarrounding area. Given the
performance of the construction sector and the uncertain economic prospects,
displacement is unlikely to be a significant issue. On this basis, a very low displacement rate
of 5% has been applied at the Anglesey level;

1 multiplier effects—the expected multiplier effects have been estimated by reference to
benchmar ks set out within the Department f
guidance on assessing additionalibh composite multiplier of 1.38 has been appliedhat t
Anglesey level, in line with BIS guidance for physical regeneration projects; and

1  deadweight—this is the level of additional temporary construction jobs created under the
reference case (assumed to be zero).

Overall, it is estimated that the redevelment proposals would create Gtet additional person
yeairs of construction employment (#TE net additional jobs) at the Anglesey level, as shown in
Table 5.1.
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It is considered that the adverse effects on the public / other businesses during the construction
phase will be minimal. The Site is located within the wider Parc Cybi development which has
successfully managed adverse effedtging site workswithin the business parlksinceit was
established Parc Cybi has been designed to allow incremental development activity to be
brought forward in a managed way thainimises disruption to existing businesslocated in or

near to the Business ParlAs the Sitas located on the gateway plot (as shown in Figure 2.3)
which is in close proximity to the A55, this will enable construction vehicle movements to avoid
other parts of Parc Cyland Holyhead Town, further minimising disruptiontb@ public / other
businesses during the construction phase

Premier Inn has successful track record of minimising adversedff on a range of receptors
during the construction phase of similar hotels.

Operational phase impacts

Gross operational employment

It is anticipated tlt the new hotel would generate additional employment opportunities, directly
by those employed by the hotel and indirectly within the supply chain,ttegewith associated
inducedexpenditure.

It has been assumed that the hotel would employ 15tinlle staff and 15 partime staff. On

the convention that a paftime job isapproximatelyequivalent to half of a fullime job, it is
estimated that the proposed development would generate 22.5 FTE jobs. This is consistent with
standard employment densitieor a budget hotel (use class C1 Hotels) usétiin guidance
produced for the HCA

In terms of the employment to be created, this would be wrdaging and would include both
skilled and norskilled jobs, including frortf-house, kitchen, technical anthanagement
positions. There would be opportunities for flexible working, shifts and-jrag work.

Whitbread PLC, which owns Premier Inn, has an excellent reputation as a major national
employer. Inded, Whitbread is ranked at No. 8 in the Sunday Timd® e s t Big Compani
Wor k For” 2017 1 i st.

Whitbread places strong emphasis on staff training and strives to ensure that employees can
build longlasting and successful careers within the firm. In particular, Apprenticeship
programmes and management treing are offered to members of staff (both new and existing)

22
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to encourage career progression and personal development. As a result, Premier Inn
establishments are able to recruit at least 80 percent of its management roles internally.

Whi t br e ad ’'isgo fudlyinvalve dob @Gentre Plus in its recruitment drives, so as to target

job opportunities at unemployed local residents. Indeed, Premier Inn has a target of 50 percent

of its new jobs to be taken by thos®t in employment, education or traininQlEETS) aged 16

24 years old. Thus1lof the new FTE jobs esite would be offered directly to NEETs. This
initiative is complemented by Premier Il nn’ s
provides additional work experience opportunities to yoy@pple who are struggling to find a

foot on the employment ladder.

5.3.2 Net additional operational employment

In order to calculate the number of net additional permanent jobs created, adjustments have
been made in relation to leakage, displacement, multipdiéects and deadweight. The analysis

of the net additional employment impact has been conducted again at the Anglesey level. The
following adjustments have been applied in relation to each additionality factor:

1 leakage- a leakage rate of 15% has beers@wed at the Anglesey level, based on 2011
Census data (as per Section 5.2);

I  displacement-it is recognised that, with the exception of the Travelodbenile from the
Site)near Holyhead Town Centre, there is a lack of large hotel providers in the area. On the
basis that theproposedenergy, marine and tourism developments near to the Site are
expected to result in a significant increase in demand for accommodation folldroghand
short-term stays, an allowance has been made for 25% aligphent at the Anglesey level
-thelow-levelr at e i dentified in the HCA’s Additi one:e

1 multiplier effects- a composite multiplier of 1.38 has been applied at the Anglesey lavel, i
line with the benchmarks set out in the BIS guidance for physical regeneration projects; and

1  deadweight—this is the level of additional permanent jobs created under the reference
case (assumed to be zero).

It is estimated that the redevepment proposts would create20 net additional jobs at the
Anglesey level, as shown in Table 5.2

Table 5.2 Net additionaljobs
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Anglesey 22.5 3.4 19.1 4.8 14.3 5.5 19.8 0.0 19.8

Note: subject to rounding

In order to assess the benefibf the proposed developmentto the Anglesey economy,
consideration has been given to the expected levels of GVA that will be generated by the
proposed @velopment. An assessment has been undertaken of the net additional GVA impact
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of the proposeddevelopmentbased on the profile of net additional employmessgsumptions,
reflecting the following assumptions:

1  the net additional FTE job estimates have been adjusted to no longer account for leakage,
as GVA is a woidace based measure; and

1  an average GVA per employee figure of £19 /888 been applied to adjustl estimates of
net additional employment based on 2016 GVA and employee estimates for the
Accommodation and Food Services sector in Anglesey from Experian (March 2017 release).

Overall, it is estimated that thproposeddevelopmentwould, once occupied,anerate GVA of
around £165,000 per annum wiin the local Anglesey economy through the operation of the
hotel.

5.3.3 Indicative goss vsitor expenditure impacts

Visitors staying overnight in theroposeddevelopmentwould have an additional impact on the
localeconomy over and above the effects derived from the direct operation ofptioposed
development. Aside from expenditure on accommodation, which is assumed to support the
operation of theproposed @velopment, visitors will generate additional economic auofs
through their expenditure on wider leisure and tourism activities, in local shops, and on transport.

Theproposeddevelopmentwould generate additional overnight visitor capacity within Holyhead
and the wider Anglesey area, with 80 additional hotel rooms expected to accommodate circa
19,856 overnight stays the local area on an annual basis, based on the average occupancy rate
of 68% seen irthe North Wales region during the 12 months to DecemP016(Source: Wales
Accommodation Occupancy Survey 2016).

Evidence from the Isle of Anglesey Steam Report 2012 indicates that the average spend per trip
is £187per person(2012 prices)with an average visitor staying for 1.75 nights. This generates
an average spend per night 6115, having adjusted for inflatioto 2017prices The GB Tourist
Statistics 2015 indicate that 34% of all overnight tourism expenditure in Wales is spent on
accommodation. Therefore, this indicates an approximate spendhjgdnt of £75 excluding
accommodation. Based on thestimated additional capacity generated by tipeoposed
development, visitors could spend approximat€lly.5million annually in the local economy.

Indicatively, he £1.5 million of annual visitor expeitdre expected to be generated during the
operation of theproposeddevelopmentis anticipatedto support and sustain around 2f0ss
jobs®within local industries in the leisure and tourism sector, including food and drink; recreation;
shopping; and transport. This would help to support the growthth&f local economy of
Holyhead and wider Anglesey.

6 Based on normccommaodation tourism expenditureadjusted for inflation to 2017 pricgSource: Isle of Anglesey Steam Report 2012)
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5.4 Widerbenefits

In addition to the abog benefits, theproposeddevelopmentwould also lead to a number of
wider, less easily quantifiable effects, such as increasing choice and competition and improving
the image of the local area.

The new hotel would increase the choice of accommodation fwh business travellers and
visitors to Holyhead, together with increasing competition between existgggviced
accommodation providers.

Hotel development can bring benefits fane local community and suppordmenities and
activities for residents andourists. Theimportance of serviced accommodation to coastal
resorts is highlightetdy the Coastal Tourism Strategy (WAG 2008) which states that:
G! ONBIFRSNI NIy3aS 2F ASNBDAOSR | O02YY2RIGA2Y 641
appeal to the growing short break market. Similarly, high quality accommodation, in all
sectors, will attract visitors with a higher purchasing power. Consumer expadatie
rising, making it imperative to invest in the quality of accommodation in order to attract
YR NBGFAY @GAaAG2NR (G2 GKS O2 aidoé

With the Sit e’ shefprgpasededaveiopmentwoaldadso helpta contihue to

improve the image of the localarea and wouldbe designed to complement the existing
developments at Parc Cybi. Itis anticipad t hat t he hindrporatembete si gn
cladding and natural stone / slate, set within a landscaped plot.
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6 Conclusions

The proposed development includes the construction and operation of @re@fom Premier

Inn hotel, together with associated access works, drainage, landscaping and utility infrastructure.
Demand for the proposed development is expected to come fronatiteipated increase in the

number of businesdravelers and visitors as a result of local energy, marine and tourism
developments. Moreover, it is hopedthath e hot el ' s ¢ | o s ePorpwoddx i mi t y
attract ferry passengers as they travel todafilom the island, in addition to encouraging more

people to stay and explore the area rather than simply pass through.

The economic impact study has highlighted that the gz development at thé>arc Cybi
‘gat eway '’ lead io ta Bumbeoofi berné for Holyhead and the widdsle of Anglesey.
Not only wouldthe scheme provide additional capacity to accommodatsiness travelers and
visitors, it is fully consistent with and demonstrates a high level of strategic fit with national, sub
national and local policy strategy and framewark Furthermore, the scheme wouddso result

in increased economic actiy in Anglesey, whilst increasinige choice of and competition for
serviced accommodation. The proposed development is seem amportant part of ongoing
efforts to boost tourism on Anglesey.

It is estimated that theotal construction cost of the proposed development could amount to
around £4 million, which would support 69 net additional person years of construction
employmen for Anglesey residents, equating to 7 ftithe equivalent (FTEjemporary
constructionjobs. Itis considered that any adverse effects on the public / other businesses during
the construction phase would be minimal.

The operation of théotel is expeatd to create 2(het additional FTE jobs at the Anglesey level
generating Gres Value Added (GVA) of around £465,p@0 annum in the local economy.
Furthermore, visitors stdng overnight in the hotel wouldave an additional impact on the local
economyover and above the effects derived from the direct operation of the proposed
development. Indicatively, aroan£1.5 million of annual visit@xpenditure can be anticipated
to support and sustain around 26 gross jobs within local industries in the least@¢ourism
sector.

In addition to the above benefitshe proposed development would also lead to a number of
wider, less easily quantifiable effects, such as increasing choice and competition and improving
the image of the local area.




