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1. Introduction 

Purpose of the Economic Impact Statement 

1.1 This Economic Impact Statement has been prepared by Turley Economics on behalf of 

BCEGI Construction (UK) Ltd.  The purpose of the Economic Impact Statement is to 

assess and report the economic impact and expenditure benefits generated by three 

mixed-use regeneration schemes within Bolton town centre. 

1.2 The economic impact assessment quantifies the construction and operational impacts 

of the developments for the local impact area, covering the Council area of Bolton, and 

the wider impact area, covering Greater Manchester.  The expenditure assessment 

measures the benefits generated by the developments to support existing businesses 

within the local area. 

Proposed Developments 

1.3 Turley Economics has been commissioned to provide assessments of three proposed 

mixed-use developments in Bolton town centre.  A description of these developments 

and floorspace parameters is as follows: 

Victoria Square 

1.4 Victoria Square is a major mixed-use development which will provide residential, 

retail/F&B, leisure, commercial offices and hotel facilities for Bolton town centre.  For 

the purposes of the assessment, we have used the following parameters: 

Table 1.1: Victoria Square - Parameters for the Assessment 

Uses as described in the application Sq m (GIA) Dwellings/Rooms 

Residential dwellings (C3) 13,652 151 

Retail/F&B (A1-A5) 6,142 - 

Leisure (D2) 719 - 

Commercial offices (B1) 14,682 - 

Hotel (C1) 4,745 104 

Total  39,939 - 

Source: Turley & BCEGI, 2020 

Trinity Gateway  

1.5 Trinity Gateway is a major mixed-use development which will provide residential, 

retail/F&B, leisure and commercial offices for Bolton town centre.  For the purposes of 

the assessment, we have used the following parameters: 



 

Table 1.2: Trinity Gateway - Parameters for the Assessment 

Uses Sq m (GIA) Dwellings 

Residential dwellings (C3) 10,400 144 

Retail/F&B (A1-A5) 37 - 

Gym (D2) 657 - 

Commercial offices (B1) 3,724 - 

Total  14,818 - 

Source: Turley & BCEGI, 2020 

The Le Mans Hotel 

1.6 The Le Mans Hotel is a major development comprising the conversion of a landmark 

four-storey listed building in Bolton town centre into an 87 bed hotel and 17 serviced 

apartments. For the purposes of the assessment, we have used the following 

parameters: 

Table 1.3: Parameters for the Assessment 

Uses  Sq m (GIA) Rooms 

Hotel (C1) 7,706 87 

Serviced apartments (C1) 1,822 17 

Total  9,528 104 

Source: Turley & BCEGI, 2020 

Approach to the Assessment 

1.7 The economic impact assessment is informed by the 2014 Homes and Communities 

Agency (HCA) Additionality Guide (4th edition)1 and draws on published statistical data 

sources to ensure that the assessment reflects the dynamics of the local geography. 

These outputs can be used by stakeholders to understand the one time construction 

impacts and longer term operational impacts, which include the scale of on-site 

employment, residential expenditure and economic output into the local economy.  

1.8 The expenditure assessment utilises Turley’s Full Circle Economic Model (FCEM) 

methodology, providing a robust and logical framework for evaluating the economic 

benefits of development proposals.  

1.9 Further details of the methodologies used to inform this assessment can be found at 

Appendix 1 and 2.  

                                                           
1 HCA (2014) Additionality Guide Fourth Edition 



 

1.10 The HCA’s Additionality Guide outlines that impact assessments should consider any 

existing active operations on an application site, or the reference case. The Trinity 

Gateway site and the Le Mans building are currently vacant.  The site of the Victoria 

Square redevelopment is currently occupied by underutilised retail floorspace which 

will be decommissioned and vacant by the end of 2020.  It will therefore provide no 

employment opportunities. The figures provided within this assessment therefore 

represent true net additional employment impacts which will be generated by the 

development proposals. 



 

2. Victoria Square Economic Impacts 

This section presents the quantified employment impacts likely to be generated 

during the construction phase of the Victoria Square development and subsequent 

operational phase.  The assessed impacts include full-time equivalent (FTE) jobs and 

economic productivity impacts, which is measured as Gross Value Added (GVA). A full 

methodology is provided in Appendix 1. 

Proposed Development  

2.1 Victoria Square (‘the Proposed Development’ in this Section) is a major mixed-use 

development which will provide residential, retail/F&B, leisure, commercial offices and 

hotel facilities for Bolton town centre.  Further details of the assessment parameters 

are provided within Section 1. 

Construction Phase  

Uplift in Employment 

2.2 The scale of investment in the construction phase is estimated to be £140 million, over 

circa 3.5 years. This has the capacity to support approximately 840 person-years of 

direct employment within the construction sector2. After accounting for the 

construction period, this equates to an average of 240 full-time equivalent (FTE) 

construction jobs on and off site over the construction period3. 

2.3 Reflecting on the skills of the labour force and the latent demand for construction 

employment in the impact areas4, some of the construction jobs created will be filled 

by those residents living in Bolton and those living in Greater Manchester more 

widely5.  While some positions may be filled by employees already working on 

construction projects in the local area (this being termed ‘displacement’), the 

construction phase will create new employment opportunities for those living in the 

borough lead to an additional impact.  

2.4 After taking account of displacement and leakage effects, as per the recommendations 

set out in the HCA Additionality Guide6, it is estimated that, out of the total 240 FTE 

construction jobs created on and off site, circa 195 direct FTE construction jobs will be 

additional to the Greater Manchester economy, of which 115 FTE jobs could be held by 

residents living in Bolton. This reflects the relatively dynamic commuting patterns in 

the local and wider impact areas. 

2.5 The positive economic impacts will also extend beyond construction employment. 

Expenditure on construction materials, goods and other services will have far-ranging 

benefits both locally and further afield as it filters down the supply chain.  As a result, 

                                                           
2 Construction costs advised by the applicant. These include demolition costs but exclude professional fees. See the 
economic impact assessment methodology outlined at Appendix 1 for further details. 
3 1 FTE is equivalent to 1 employee working full-time for 1 year. A person-year of employment is defined as the 
amount of work done by an individual during a working year.  
4 ONS (2020) Jobseeker’s Allowance by Occupation (Feb 2020) SOC2000 Construction Sector Groups 
5 ONS (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK) 
6 HCA (2014) Additionality Guide, 4th Ed. 



 

the initial investment in the Proposed Development is amplified in an economic 

‘multiplier’ effect both locally and across the wider impact area. The construction of 

the Proposed Development could support a further 95 FTE jobs within Greater 

Manchester via indirect and induced effects, including 30 FTE jobs in Bolton.  

2.6 The ‘net additional employment’ is the sum of both the direct and indirect / induced 

employment benefits. Therefore, following the previous calculations, a total of 290 net 

additional FTE positions per annum could be generated across Greater Manchester 

(sum of direct and indirect effects), inclusive of 145 jobs for residents living in Bolton. 

This is summarised in the following table.   

Table 2.1: Construction Phase – Net additional FTE employment  

Net FTE Employment Generation Local 

Impact Area 

Wider 

Impact Area 

Person-years of Employment 840 

Construction Period (Years) 3.5 

Gross FTE Employment 240 

Direct FTE Employment  115 195 

Indirect / Induced FTE Employment  30 95 

Total Net Additional FTE Employment 145 290 

Source: Turley Economics, 2020 

Economic Productivity 

2.7 The construction phase of the Proposed Development will generate a significant 

increase in GVA. GVA measures the value of output created (i.e. turnover) net of inputs 

purchased, and is used to produce a good or service (i.e. production of the output). 

GVA therefore provides a measure of economic productivity. 

2.8 The estimated construction capital expenditure associated with the Proposed 

Development could deliver a net additional £74.7 million GVA contribution to the 

Greater Manchester economy over the construction period. This net additional figure is 

the sum of the direct and indirect impacts. Of this total, the net additional impact 

within Bolton is circa £61.3 million. This is summarised at Table 2.2. 

Table 2.2:   Construction Phase – Total net additional GVA 

Net GVA Generation Local 

Impact Area 

Wider 

 Impact Area 

Gross Direct GVA (Annual) £16.0 million 

Indirect / Induced GVA (Annual) £1.5 million £5.4 million 

Net Additional GVA (Annual) £17.5 million £21.3 million 

(i) Net Additional GVA (Total Construction Period) £61.3 million £74.7 million 



 

Operational Phase 

Employment Generation  

2.9 Once fully operational, the development will deliver additional jobs within Bolton town 

centre.  These will be across a variety of occupations, from managers to support staff, 

and will attract significant levels of consumer expenditure into the centre of Bolton.  It 

is estimated that the Proposed Development could generate a total of 1,285 gross FTE 

jobs on site.  

2.10 In addition to accommodating new businesses or businesses which are able to take on 

more staff due to the provision of appropriate space, it is important to recognise that 

the commercial floorspace will also be used by both those already working in Bolton 

and Greater Manchester (‘displacement effects’) and those living outside of the impact 

areas (‘leakage effects’).  These assumptions are informed by the HCA Additionality 

Guide7 and data regarding commuting patterns and latent labour force capacity.  

2.11 The application of these assumptions provides a more accurate reflection of the 

‘additional’ jobs within the respective impact areas. After accounting for leakage and 

displacement, it is estimated that the scheme will generate an uplift of 1,045 direct 

jobs which are likely to be held by Greater Manchester residents, of which 630 jobs are 

likely to be held by residents of Bolton. 

2.12 The operation of the Proposed Development will have indirect / induced effects 

through supply chain spending, procurement and employee spend. Therefore the 

direct effect is amplified, resulting in a multiplier effect. It is estimated that an 

additional 520 indirect / induced FTE jobs will be generated across the wider impact 

area, of which 785 jobs are likely to be taken by those living in Bolton. 

2.13 The gross, direct, indirect and subsequent net additional impact (direct + indirect) are 

summarised in Table 2.3. The Proposed Development is likely to generate 1,565 net 

additional FTE jobs in the wider impact area, of which 785 FTE jobs will be in Bolton.  

Table 2.3: Operational Phase – FTE employment 

 Local 

Impact Area 

Wider 

Impact Area 

Gross FTE Employment 1,285 

Direct FTE Employment 630 1,045 

Indirect / Induced FTE Employment 155 520 

Net Additional FTE Employment  785 1,565 

Source: Turley Economics, 2020 

 

                                                           
7 HCA (2014) Additionality Guide 4th Edition. See the economic impact assessment methodology outlined at 
Appendix 1 for further details. 



 

Economic Productivity (measured as Gross Value Added) 

2.14 The operational phase of the Proposed Development will also contribute to economic 

productivity across the local and wider impact areas. Experian data indicates that the 

GVA generated by those currently employed in retail in Bolton generates circa £32,337 

GVA per FTE worker each year and those employed in accommodation / food services 

generate £27,033 GVA per FTE8. Those employed in office roles generate circa £37,818 

GVA per FTE worker and those involved in leisure generate £50,082 GVA per worker 

each year. 

2.15 Applying relevant measures to the net additional employment effects presented 

above, suggests that an additional £77.2 million GVA will be generated annually across 

the wider Greater Manchester area, including £56.3 million concentrated within the 

local Bolton economy. This is summarised in the table below.  

Table 2.4: Operational Phase - Net GVA Generation 

Net GVA Generation 

Local Impact 

Area 

Wider Impact 

Area 

Direct Employment (GVA) Impact £47.9 million 

Indirect / Induced Employment (GVA) Impact £8.3 million £29.3 million 

(ii) Net Additional Impact (Annual) £56.3 million £77.2 million 

Source: Turley Economics, 2020. May not sum due to rounding. 

Fiscal Impacts 

2.16 This section presents the fiscal impacts likely to be generated during the operational 

phase as a result of Business Rates and Council Tax payments. This set of operational 

impacts will persist over the long term. A full methodology is provided in Appendix 1. 

Generation of Business Rates 

2.17 Businesses pay non-domestic rates (known as business rates) to contribute to the cost 

of the local authority providing public services within which the business property is 

situated. The Government has introduced a Business Rate Retention Scheme (BRRS), 

which became operational in April 2013. It provides a direct link between business 

rates growth and the amount of money local authorities have to spend on local people 

and local services. 

2.18 Local authorities are now able to keep at least 50% of the growth in business rates 

revenue that is generated in their administrative area. The Government’s intention is 

that this will provide a strong financial incentive for local authorities to promote 

economic growth, as well as providing a greater degree of discretion in terms of how 

this additional revenue is spent. In December 2017, the government announced the 

aim of increasing the level of business rates retained by local government from the 

                                                           
8 Experian (September 2019) UK Regional Planning Quarterly; average 2013 – 2018 



 

current 50% to the equivalent of 75% in April 2020. This is being piloted in a selection 

of local authorities9.  

2.19 The Proposed Development’s commercial floorspace will make business rate payments 

to Bolton Council, which will subsequently go towards funding services within the 

council area, and so constitute an important source of public revenue.  Analysis of 

nearby commercial and leisure units of similar use indicates that the business rates to 

be collected annually by Bolton Council will equate to an uplift of circa £1.1 million per 

annum as a result of the Proposed Development.  

Council Tax Revenue 

2.20 Development and occupation of new housing can also increase Council Tax revenue to 

Bolton Council.  The Proposed Development is expected to generate circa £230,000 in 

additional Council Tax payments annually to Bolton Council once fully occupied, 

equating to circa £2.3 million over 10 years at 2020/21 rates. This could provide an 

important source of revenue funding for Bolton Council in order to deliver public 

services as well as investing in maintaining and enhancing infrastructure within the 

locality. 

Summary 

2.21 The construction phase of the Proposed Development will deliver the following 

economic benefits: 

• An average of 240 FTE jobs supported throughout the Proposed Development’s 

3.5 year construction phase, of which 195 direct FTE jobs are likely to be 

additional the wider impact area of Greater Manchester, plus 95 indirect and 

induced FTE jobs.  

• This equates to a total of 115 net additional jobs for Bolton residents during 

construction, plus 30 indirect and induced FTE jobs. 

• Total construction phase productivity (GVA) contribution of £74.7 million across 

Greater Manchester, including £61.3 million generated in Bolton over the total 

construction period (3.5 years). 

2.22 The operation phase of the Proposed Development has the potential to generate the 

following employment impacts: 

• 1,285 gross FTE jobs accommodated on site in Bolton town centre once 

operational. 

• A total of 1,045 net additional operational phase FTE jobs for Greater 

Manchester residents, in a variety of roles and occupations. 

• Net additional productivity impacts equating to an annual GVA uplift of £77.2 

million for the Greater Manchester economy, including £56.3 million generated 

within Bolton. 

                                                           
9 MHCLG (2018) Invitation to Local Authorities in England to pilot 75% Business Rates Retention in 2019/20 



 

2.23 The following fiscal impacts will be generated by new commercial and residential 

development at Victoria Square: 

• Annual net additional business rate uplift of £1.1 million per annum for 

collection by Bolton Council. 

• Circa £230,000 in additional Council Tax payments annually to Bolton Council 

once fully occupied, equating to circa £2.3 million over 10 years at 2020/21 

rates. 



 

3. Victoria Square Expenditure Impacts 

The following section of the report quantifies the expenditure generated by the 

increased resident and working population, the increase in hotel visitor spending and 

the ‘Full Circle’ spin-off benefits generated for Bolton town centre by the Victoria 

Square development proposal. 

Proposed Development  

3.1 Victoria Square (‘the Proposed Development’ in this Section) is a major mixed-use 

development which will provide residential, retail/F&B, leisure, commercial offices and 

hotel facilities for Bolton town centre.  Further details of the assessment parameters 

are provided within Section 1. 

Increased Resident and Working population  

3.2 Once all the residential units within the Victoria Square development are fully 

occupied, it is estimated that there will be circa 250 residents living on site, with 95 

living in the 1 bed flats, 150 living in the 2 bed flats and 5 living in the 3 bed flats.  This 

is based on the average number of residents per rented or owned household by 

number of bedrooms, drawn from the 2011 Census. 

3.3 The occupation of new housing by a range of households can deliver further benefits.  

New housing can make an important contribution to the competitiveness of towns by 

providing accommodation that will appeal to, and attract, new skilled people to live in 

the area.  New homes will sustain the local labour force and ensure that the long-term 

economic competitiveness of Bolton and the wider impact area is enhanced.  It will 

also contribute to the economic resilience of the area by enhancing the supply of 

resident labour, thereby making the area attractive to employers. 

3.4 The latest evidence suggests that 61.4% of Bolton residents are of working age (16-64), 

of whom 68.9% are in employment.  Assuming that the delivery of up to 163 new flats 

will grow the population in line with the existing resident profile suggests that the 

Proposed Development could attract at least 150 additional residents of working 

age10. However, this is likely to be higher given the town centre location and younger 

population likely to live within the development.  Estimates of economic activity and 

the percentage of residents in employment could be improved further if the new 

residents are predominantly drawn from younger, economically active and professional 

groups (the targeted demographic).  Accordingly, the outputs of this assessment 

represent a more conservative estimate of resident economic activity. 

3.5 Based on current employment rates, the Proposed Development is likely to 

accommodate 100 employed residents, of whom circa 42.4%, or 40 residents, could 

work in management and professional occupations – with higher skills and earnings – 

                                                           
10 Local Authority Profile for Bolton – ONS via Nomis (2011) Census 



 

based on the existing occupational profile of Bolton residents11.  This is demonstrated 

in the following table: 

Table 3.1: Breakdown of Population and Labour Force 

Population and Labour Force No. Residents 

Total residents on site 250 

Residents of working age (16 – 64 years) 150 

Employed residents 100 

Residents employed in higher paid professional occupations  40 

Source: Turley Economics, 2020 

Expenditure from new residents 

3.6 An occupied new home also represents a net gain to the local economy, as household 

income and expenditure in the local economy will occur over a long period in which the 

home is occupied.  This income will be used to meet housing and other fixed household 

costs, although a considerable proportion will be available for discretionary 

expenditure within the local economy.  Expenditure from new residents living on the 

Proposed Development will contribute towards sustaining local shops and businesses 

in Bolton town centre and the wider economy, which in turn provide an important 

source of local employment. 

3.7 Oxford Economics estimate that residents in the local area spend an average of £5,500 

annually per person on convenience and comparison retail goods and services.  On this 

basis, the new residents could generate total retail expenditure of circa £1.3 million on 

convenience and comparison goods and services. 

3.8 In addition, it is estimated that residents in the local area spend an average of £3,000 

annually on leisure goods and services.  The Proposed Development could therefore 

generate further expenditure of £750,000 per annum on leisure goods and services. 

3.9 Further evidence published by the HBF estimates that households spend an average of 

£5,355 on furnishing and decorating supplies to ‘make a house feel like a home’ when 

they move12. Therefore, the residents of the Proposed Development also have the 

potential to generate one off expenditure of circa £810,000 upon first occupation.  

This level of expenditure is considered to be a conservative estimate when reflecting 

on further evidence in the HBF report, which indicates new homes can generate higher 

levels of average ‘first occupation’ expenditure. 

3.10 Table 3.2 summarises the increased levels of expenditure by new residents. These 

categories of expenditure overlap and are therefore not mutually exclusive.  

                                                           
11 Nomis (2020) Annual Population Survey (October 2018 – September 2019) 
12 HBF - Economic Footprint of UK House Building (2018) 



 

Table 3.2: Summary of expenditure associated with new residential population  

Category of Expenditure Amount (£) per 

annum 

Expenditure on convenience and comparison goods  £1.3 million 

Expenditure on leisure goods and services £750,000 

Expenditure on ‘making a house feel like a home’ £810,000 

Source: Turley Economics, 2020 

Increased Discretionary Spend 

3.11 In addition to the increase in available expenditure, mixed use development can lead 

to significant expenditure benefits within the local economy.  Residential, retail, hotel, 

leisure and office space are mutually supportive uses which can lead to an increase in 

town centre expenditure when located together.  This expenditure will circulate 

through the economy and contribute to supporting existing businesses within the area.  

This is described as the ‘Full Circle’ impact of mixed use development.  

3.12 Turley’s ‘Full Circle model’ calculates annual expenditure associated with occupied 

mixed use developments as workers, residential occupiers and other occupants of 

developments spend money during the daytime and in the evening within nearby 

centres.  The outcome of the analysis is to calculate the amount of discretionary 

spending generated per sq m of the Proposed Development.  

Hotel Visitor Generation and Expenditure 

3.13 The new hotel will generate additional overnight visitors within Bolton and the wider 

impact area.  According to the latest Visit Britain Occupancy survey the average hotel 

room occupancy rate in the North West in 2019 was 76%.  Once fully operational, the 

104 bed hotel is expected to accommodate 35,000 overnight trips to the local area per 

year, of which there is likely to be a split of leisure and business visits.  

3.14 Visitors staying overnight in the Proposed Development will have an additional impact 

on the local economy over and above the effects derived from the direct operation of 

the Proposed Development.  Visitors will generate additional economic impacts 

through their expenditure on wider leisure and tourism activities, in local shops and on 

transport.  Evidence from the Visit England Survey indicates that the average spend per 

serviced accommodation trip in England is £483 per person, with the average visitor 

staying for approximately 4 nights within the accommodation.  This generates an 

average spend per night of £119 or £73 excluding accommodation13.  

3.15 Based on the estimated additional capacity generated by the Proposed Development, 

visitors could spend approximately £2.5 million annually in the local and wider 

economy in addition to accommodation.  

                                                           
13 The GB Tourist 2018 Annual Report (VisitBritain) 



 

Expenditure impact of new residents and employees 

3.16 The Proposed Development will result in a minimum of 1,285 FTE jobs on site in a 

variety of retail, hotel, leisure and office based roles.  Alongside the commercial 

development, the residential units are estimated to accommodate 260 residents14, a 

number of whom will be spending money within the local economy.   

3.17 The salaries of future employees within the Proposed Development are estimated at 

£38.2 million per annum.  A proportion of the salaries of workers and new residents 

will be spent on convenience, comparison and food and beverage (‘F&B’) goods within 

Bolton town centre.  Based on expenditure data and growth forecasts from Pitney 

Bowes15 and market shares derived from the latest household survey commissioned by 

Bolton Council16, it is estimated that a total of £3.0 million will be spent on 

convenience, comparison and F&B goods each year within Bolton town centre by 

residents and workers of the Proposed Development.   

3.18 This increase in discretionary expenditure will help support existing shops and services 

within Bolton town centre.  The expenditure generated by new residents and 

employees, together with discretionary spending generated by visitors to the hotel 

element of the Proposed Development totals £5.5 million.  This could help support up 

to 20 additional FTE jobs in the retail, tourism, accommodation and food services 

sectors.17 The estimated total expenditure effects are summarised below: 

Table 3.3: Bolton Expenditure Impacts 

Description Total 

expenditure per 

annum 

Discretionary 

spend in Bolton 

Town Centre 

Convenience expenditure (food shopping) £3.0 million £1.2 million 

Comparison expenditure  (non-food shopping)  £5.3 million £1.4 million 

Food & Beverage (F&B) expenditure  £1.8 million  £0.4 million 

Hotel visitors - £2.5 million 

Total generated expenditure £10.1 million  £5.5 million 

Source: Turley Economics Full Circle Economic Model  

Full Circle Impact 

3.19 In total, up to £140 per sq m (gross) of occupied commercial and residential floorspace 

in the Proposed Development is generated in discretionary spend each year for Bolton 

town centre. This demonstrates that through introducing a wider mix of uses into 

                                                           
14 Based on average household sizes in Bolton for the mix of property sizes to be provided at the Proposed 
Development 
15 2018-based data release via GeoInsight and Pitney Bowes Retail Expenditure Guide (2019/20) 
16 Bolton Retail and Leisure Study (2008) prepared by Roger Tym & Partners. 
17 Based on the combined GVA per FTE job in the arts, entertainment & recreation; and accommodation and food 
sectors (BPE 2019) 



 

central location, there is likely to be an uplift in custom and spending at existing and 

new businesses within the town centre. 

Summary 

3.20 Overall, the Proposed Development at Victoria Square will generate substantial 

additional expenditure and discretionary spending for the local economy: 

• Based on the outputs of the economic modelling, the total expenditure 

generated by the residential occupiers and workers of the Proposed 

Development will be approximately £10.1 million per annum.  This includes 

spending on convenience, comparison and F&B goods. 

• The amount of discretionary spin-off expenditure generated for all retail 

businesses by residents and workers of the scheme, together with hotel visitors, 

equates to approximately £5.5 million per annum.  This increased custom could 

support up to 20 FTE additional jobs within the local economy. 

• Based on these outputs, every square metre of occupied floorspace within the 

Proposed Development (39,939 sq m) will generate approximately £140 of 

discretionary spending per annum to support local retailers within Bolton town 

centre. 



 

4. Trinity Gateway Economic Impacts 

This section presents the quantified employment impacts likely to be generated 

during the construction phase of the Trinity Gateway development and subsequent 

operational phase.  The assessed impacts include full-time equivalent (FTE) jobs and 

economic productivity impacts, which is measured as Gross Value Added (GVA). A full 

methodology is provided in Appendix 1. 

Proposed Development  

4.1 Trinity Gateway (‘the Proposed Development’ in this Section) is a major mixed-use 

development which will provide residential, retail/F&B, leisure and commercial offices 

for Bolton town centre.  Further details of the assessment parameters are provided 

within Section 1. 

Construction Phase  

Uplift in Employment 

4.2 The scale of investment in the construction phase is estimated to be £36 million over 

circa 2 years. This has the capacity to support approximately 215 person-years of direct 

employment within the construction sector18. After accounting for the construction 

period, this equates to an average of 110 full-time equivalent (FTE) construction jobs 

on and off site over the construction period19. 

4.3 Reflecting on the skills of the labour force and the latent demand for construction 

employment in the impact areas20, some of the construction jobs created will be filled 

by those residents living in Bolton and those living in Greater Manchester more 

widely21.  While some positions may be filled by employees already working on 

construction projects in the local area (this being termed ‘displacement’), the 

construction phase will create new employment opportunities for those living in the 

borough lead to an additional impact.  

4.4 After taking account of displacement and leakage effects, as per the recommendations 

set out in the HCA Additionality Guide22, it is estimated that, out of the total 110 FTE 

construction jobs created on and off site, circa 85 direct FTE construction jobs will be 

additional to the Greater Manchester economy, of which 55 FTE jobs could be held by 

residents living in Bolton. This reflects the relatively dynamic commuting patterns in 

the local and wider impact areas. 

4.5 The positive economic impacts will also extend beyond construction employment. 

Expenditure on construction materials, goods and other services will have far-ranging 

benefits both locally and further afield as it filters down the supply chain.  As a result, 

                                                           
18 Construction costs advised by the applicant. These exclude professional fees. See the economic impact 
assessment methodology outlined at Appendix 1 for further details. 
19 1 FTE is equivalent to 1 employee working full-time for 1 year. A person-year of employment is defined as the 
amount of work done by an individual during a working year.  
20 ONS (2020) Jobseeker’s Allowance by Occupation (Feb 2020) SOC2000 Construction Sector Groups 
21 ONS (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK) 
22 HCA (2014) Additionality Guide, 4th Ed. 



 

the initial investment in the Proposed Development is amplified in an economic 

‘multiplier’ effect both locally and across the wider impact area. The construction of 

the Proposed Development could support a further 45 FTE jobs within Greater 

Manchester via indirect and induced effects, including 15 FTE jobs in Bolton.  

4.6 The ‘net additional employment’ is the sum of both the direct and indirect / induced 

employment benefits. Therefore, following the previous calculations, a total of 130 net 

additional FTE positions per annum could be generated across Greater Manchester 

(sum of direct and indirect effects), inclusive of 65  jobs for residents living in Bolton. 

This is summarised in the following table.   

Table 4.1: Construction Phase – Net additional FTE employment  

Net FTE Employment Generation Local 

Impact Area 

Wider 

Impact Area 

Person-years of Employment 215 

Construction Period (Years) 2 

Gross FTE Employment 110 

Direct FTE Employment  55 85 

Indirect / Induced FTE Employment  15 45 

Total Net Additional FTE Employment 65 130 

Source: Turley Economics, 2020 

Economic Productivity 

4.7 The construction phase of the Proposed Development will generate a significant 

increase in GVA. GVA measures the value of output created (i.e. turnover) net of inputs 

purchased, and is used to produce a good or service (i.e. production of the output). 

GVA therefore provides a measure of economic productivity. 

4.8 The estimated construction capital expenditure associated with the Proposed 

Development could deliver a net additional £19.2 million GVA contribution to the 

Greater Manchester economy over the construction period. This net additional figure is 

the sum of the direct and indirect impacts. Of this total, the net additional impact 

within Bolton is circa £15.8 million. This is summarised at Table 4.2. 

Table 4.2:   Construction Phase – Total net additional GVA 

Net GVA Generation Local 

Impact Area 

Wider 

 Impact Area 

Gross Direct GVA (Annual) £7.2 million 

Indirect / Induced GVA (Annual) £0.7 million £2.4 million 

Net Additional GVA (Annual) £7.9 million £9.6 million 

(iii) Net Additional GVA (Total Construction Period) £15.8 million £19.2 million 



 

Operational Phase 

Employment Generation  

4.9 Once fully operational, the development will deliver additional jobs within Bolton town 

centre.  These will be across a variety of occupations, from managers to support staff, 

and will attract significant levels of consumer expenditure into the centre of Bolton.  It 

is estimated that the Proposed Development could generate a total of 240 gross FTE 

jobs on site.  

4.10 In addition to accommodating new businesses or businesses which are able to take on 

more staff due to the provision of appropriate space, it is important to recognise that 

the commercial floorspace will also be used by both those already working in Bolton 

and Greater Manchester (‘displacement effects’) and those living outside of the impact 

areas (‘leakage effects’).  These assumptions are informed by the HCA Additionality 

Guide23 and data regarding commuting patterns and latent labour force capacity.  

4.11 The application of these assumptions provides a more accurate reflection of the 

‘additional’ jobs within the respective impact areas. After accounting for leakage and 

displacement, it is estimated that the scheme will generate an uplift of 190 direct jobs 

which are likely to be held by Greater Manchester residents, of which 115 jobs are 

likely to be held by residents of Bolton. 

4.12 The operation of the Proposed Development will have indirect / induced effects 

through supply chain spending, procurement and employee spend. Therefore the 

direct effect is amplified, resulting in a multiplier effect. It is estimated that an 

additional 95 indirect / induced FTE jobs will be generated across the wider impact 

area, of which 30 jobs are likely to be taken by those living in Bolton. 

4.13 The gross, direct, indirect and subsequent net additional impact (direct + indirect) are 

summarised in Table 4.3. The Proposed Development is likely to generate 285 net 

additional FTE jobs in the wider impact area, of which 140 FTE jobs will be in Bolton.  

Table 4.3: Operational Phase – FTE employment 

 Local 

Impact Area 

Wider 

Impact Area 

Gross FTE Employment 240 

Direct FTE Employment 115 190 

Indirect / Induced FTE Employment 30 95 

Net Additional FTE Employment  140 285 

Source: Turley Economics, 2020 

 

                                                           
23 HCA (2014) Additionality Guide 4th Edition. See the economic impact assessment methodology outlined at 
Appendix 1 for further details. 



 

Economic Productivity (measured as Gross Value Added) 

4.14 The operational phase of the Proposed Development will also contribute to economic 

productivity across the local and wider impact areas. Experian data indicates that the 

GVA generated by those currently employed in retail in Bolton generates circa £32,337 

GVA per FTE worker each year and those employed in leisure generate £50,082 GVA 

per worker each year24. Those employed in office roles generate circa £37,818 GVA per 

FTE worker each year.  

4.15 Applying relevant measures to the net additional employment effects presented 

above, suggests that an additional £14.8 million GVA will be generated annually across 

the wider Greater Manchester area, including £11.0 million concentrated within the 

local Bolton economy. This is summarised in the table below.  

Table 4.4: Operational Phase - Net GVA Generation 

Net GVA Generation 

Local Impact 

Area 

Wider Impact 

Area 

Direct Employment (GVA) Impact £9.5 million 

Indirect / Induced Employment (GVA) Impact £1.5 million £5.3 million 

(iv) Net Additional Impact (Annual) £11.0 million £14.8 million 

Source: Turley Economics, 2020 

Fiscal Impacts 

4.16 This section presents the fiscal impacts likely to be generated during the operational 

phase as a result of Business Rates and Council Tax payments. This set of operational 

impacts will persist over the long term. A full methodology is provided in Appendix 1. 

Generation of Business Rates 

4.17 Businesses pay non-domestic rates (known as business rates) to contribute to the cost 

of the local authority providing public services within which the business property is 

situated. The Government has introduced a Business Rate Retention Scheme (BRRS), 

which became operational in April 2013. It provides a direct link between business 

rates growth and the amount of money local authorities have to spend on local people 

and local services. 

4.18 Local authorities are now able to keep at least 50% of the growth in business rates 

revenue that is generated in their administrative area. The Government’s intention is 

that this will provide a strong financial incentive for local authorities to promote 

economic growth, as well as providing a greater degree of discretion in terms of how 

this additional revenue is spent. In December 2017, the government announced the 

aim of increasing the level of business rates retained by local government from the 

current 50% to the equivalent of 75% in April 2020. This is being piloted in a selection 

of local authorities25.  

                                                           
24 Experian (September 2019) UK Regional Planning Quarterly; average 2013 – 2018 
25 MHCLG (2018) Invitation to Local Authorities in England to pilot 75% Business Rates Retention in 2019/20 



 

4.19 The Proposed Development’s commercial floorspace will make business rate payments 

to Bolton Council, which will subsequently go towards funding services within the 

council area, and so constitute an important source of public revenue.  Analysis of 

nearby commercial and leisure units of similar use indicates that the business rates to 

be collected annually by Bolton Council will equate to an uplift of circa £170,000 per 

annum as a result of the Proposed Development.  

Council Tax Revenue 

4.20 Development and occupation of new housing can also increase Council Tax revenue to 

Bolton Council.  The Proposed Development is expected to generate circa £220,000 in 

additional Council Tax payments annually to Bolton Council once fully occupied, 

equating to circa £2.2 million over 10 years at 2020/21 rates. This could provide an 

important source of revenue funding for Bolton Council in order to deliver public 

services as well as investing in maintaining and enhancing infrastructure within the 

locality. 

Summary 

4.21 The construction phase of the Proposed Development will deliver the following 

economic benefits: 

• An average of 110 FTE jobs supported throughout the Proposed Development’s 

2 year construction phase, of which 85 direct FTE jobs are likely to be additional 

the wider impact area of Greater Manchester, plus 45 indirect and induced FTE 

jobs.  

• This equates to a total of 55 net additional jobs for Bolton residents during 

construction, plus 15 indirect and induced FTE jobs. 

• Total construction phase productivity (GVA) contribution of £19.2 million across 

Greater Manchester, including £15.8 million generated in Bolton over the total 

construction period (2 years). 

4.22 The operation phase of the Proposed Development has the potential to generate the 

following employment impacts: 

• 240 gross FTE jobs accommodated on site in Bolton town centre once 

operational. 

• A total of 190 net additional operational phase FTE jobs for Greater Manchester 

residents, in a variety of roles and occupations. 

• Net additional productivity impacts equating to an annual GVA uplift of £14.8 

million for the Greater Manchester economy, including £11.0 million generated 

within Bolton. 

4.23 The following fiscal impacts will be generated by new commercial and residential 

development at Trinity Gateway: 



 

• Annual net additional business rate uplift of £170,000 per annum for collection 

by Bolton Council. 

• Circa £220,000 in additional Council Tax payments annually to Bolton Council 

once fully occupied, equating to circa £2.2 million over 10 years at 2020/21 

rates. 



 

5. Trinity Gateway Expenditure Impacts 

The following section of the report quantifies the expenditure generated by the 

increased resident and working population, and the ‘Full Circle’ spin-off benefits 

generated for Bolton town centre by the Trinity Gateway development proposal. 

Proposed Development  

5.1 Trinity Gateway (‘the Proposed Development’ in this Section) is a major mixed-use 

development which will provide residential, retail/F&B, leisure and commercial offices 

for Bolton town centre.  Further details of the assessment parameters are provided 

within Section 1. 

Increased Resident and Working population  

5.2 Once all the residential units within the Trinity Gateway development are fully 

occupied, it is estimated that there will be circa 240 residents living on site, with 75 

living in the 1 bed flats and 165 living in the 2 bed flats.  This is based on the average 

number of residents per rented or owned household by number of bedrooms, drawn 

from the 2011 Census. 

5.3 The occupation of new housing by a range of households can deliver further benefits.  

New housing can make an important contribution to the competitiveness of towns by 

providing accommodation that will appeal to, and attract, new skilled people to live in 

the area.  New homes will sustain the local labour force and ensure that the long-term 

economic competitiveness of Bolton and the wider impact area is enhanced.  It will 

also contribute to the economic resilience of the area by enhancing the supply of 

resident labour, thereby making the area attractive to employers. 

5.4 The latest evidence suggests that 61.4% of Bolton residents are of working age (16-64), 

of whom 68.9% are in employment.  Assuming that the delivery of up to 144 new flats 

will grow the population in line with the existing resident profile suggests that the 

Proposed Development could attract at least 147 additional residents of working 

age26. However, this is likely to be higher given the town centre location and younger 

population likely to live within the development. Estimates of economic activity and 

the percentage of residents in employment could be improved further if the new 

residents are predominantly drawn from younger, economically active and professional 

groups (the targeted demographic).  Accordingly, the outputs of this assessment 

represent a more conservative estimate of resident economic activity. 

5.5 Based on current employment rates, the Proposed Development is likely to 

accommodate 102 employed residents, of whom circa 42.4%, or 43 residents, could 

work in management and professional occupations – with higher skills and earnings – 

based on the existing occupational profile of Bolton residents27.  This is demonstrated 

in the following table: 

                                                           
26 Local Authority Profile for Bolton – ONS via Nomis (2011) Census 
27 Nomis (2018) Annual Population Survey (October 2016 – September 2017) 



 

Table 5.1: Breakdown of Population and Labour Force 

Population and Labour Force No. Residents 

Total residents on site 240 

Residents of working age (16 – 64 years) 147 

Employed residents 102 

Residents employed in higher paid professional occupations  43 

Source: Turley Economics, 2020 

Expenditure from new residents 

5.6 An occupied new home also represents a net gain to the local economy, as household 

income and expenditure in the local economy will occur over a long period in which the 

home is occupied.  This income will be used to meet housing and other fixed household 

costs, although a considerable proportion will be available for discretionary 

expenditure within the local economy.  Expenditure from new residents living on the 

Proposed Development will contribute towards sustaining local shops and businesses 

in Bolton town centre and the wider economy, which in turn provide an important 

source of local employment. 

5.7 Oxford Economics estimate that residents in the local area spend an average of £5,500 

annually per person on convenience and comparison retail goods and services.  On this 

basis, the new residents could generate total retail expenditure of circa £1.3 million on 

convenience and comparison goods and services. 

5.8 In addition, it is estimated that residents in the local area spend an average of £3,000 

annually on leisure goods and services.  The Proposed Development could therefore 

generate further expenditure of £730,000 per annum on leisure goods and services. 

5.9 Further evidence published by the HBF estimates that households spend an average of 

£5,355 on furnishing and decorating supplies to ‘make a house feel like a home’ when 

they move28. Therefore, the residents of the Proposed Development also have the 

potential to generate one off expenditure of circa £770,000 upon first occupation.  

This level of expenditure is considered to be a conservative estimate when reflecting 

on further evidence in the HBF report, which indicates new homes can generate higher 

levels of average ‘first occupation’ expenditure. 

5.10 Table 5.2 summarises the increased levels of expenditure by new residents. These 

categories of expenditure overlap and are therefore not mutually exclusive.  

 

                                                           
28 HBF - Economic Footprint of UK House Building (2018) 



 

Table 5.2: Summary of expenditure associated with new residential population  

Category of Expenditure Amount (£) per 

annum 

Expenditure on convenience and comparison goods  £1.3 million 

Expenditure on leisure goods and services £730,000 

Expenditure on ‘making a house feel like a home’ £770,000 

Source: Turley Economics, 2020 

Increased Discretionary Spend 

5.11 In addition to the increase in available expenditure, mixed use development can lead 

to significant expenditure benefits within the local economy.  Residential, retail, leisure 

and office space are mutually supportive uses which can lead to an increase in town 

centre expenditure when located together.  This expenditure will circulate through the 

economy and contribute to supporting existing businesses within the area.  This is 

described as the ‘Full Circle’ impact of mixed use development.  

5.12 Turley’s ‘Full Circle model’ calculates annual expenditure associated with occupied 

mixed use developments as workers, residential occupiers and other occupants of 

developments spend money during the daytime and in the evening within nearby 

centres.  The outcome of the analysis is to calculate the amount of discretionary 

spending generated per sq m of the Proposed Development.  

Expenditure impact of new residents and employees 

5.13 The Proposed Development will result in a minimum of 240 FTE jobs on site in a variety 

of retail, leisure and office based roles.  Alongside the commercial development, the 

residential units are estimated to accommodate 240 residents29, a number of whom 

will be spending money within the local economy.   

5.14 The salaries of future employees within the Proposed Development are estimated at 

£8.1 million per annum.  A proportion of the salaries of workers and new residents will 

be spent on convenience, comparison and food and beverage (‘F&B’) goods within 

Bolton town centre.  Based on expenditure data and growth forecasts from Pitney 

Bowes30 and market shares derived from the latest household survey commissioned by 

Bolton Council31, it is estimated that a total of £1.4 million will be spent on 

convenience, comparison and F&B goods each year within Bolton town centre by 

residents and workers of the Proposed Development.  This increase in discretionary 

expenditure will help support existing shops and services within Bolton town centre.  

This could help support up to 5 additional FTE jobs in the retail, tourism, 

                                                           
29 Based on average household sizes in Bolton for the mix of property sizes to be provided at the Proposed 
Development 
30 2018-based data release via GeoInsight and Pitney Bowes Retail Expenditure Guide (2019/20) 
31 Bolton Retail and Leisure Study (2008) prepared by Roger Tym & Partners. 



 

accommodation and food services sectors.32 The estimated total expenditure effects 

are summarised below: 

Table 5.3: Bolton Expenditure Impacts 

Description Total 

expenditure per 

annum 

Discretionary 

spend in Bolton 

Town Centre 

Convenience expenditure (food shopping) £0.9 million £0.5 million 

Comparison expenditure  (non-food shopping)  £1.6 million £0.7 million 

Food & Beverage (F&B) expenditure  £0.6 million  £0.2 million 

Total generated expenditure £3.1 million  £1.4 million 

Source: Turley Economics Full Circle Economic Model  

Full Circle Impact 

5.15 In total, up to £100 per sq m (gross) of occupied commercial and residential 

floorspace in the Proposed Development is generated in discretionary spend each 

year for Bolton town centre. This demonstrates that through introducing a wider mix 

of uses into central location, there is likely to be an uplift in custom and spending at 

existing and new businesses within the town centre. 

Summary 

5.16 Overall, the Proposed Development at Trinity Gateway will generate substantial 

additional expenditure and discretionary spending for the local economy: 

• Based on the outputs of the economic modelling, the total expenditure 

generated by the residential occupiers and retail/leisure workers of the 

Proposed Development will be approximately £3.1 million per annum.  This 

includes spending on convenience, comparison and F&B goods. 

• The amount of discretionary spin-off expenditure generated for all retail 

businesses by residents and workers of the scheme equates to approximately 

£1.4 million per annum.  This increased custom could support up to 5 FTE 

additional jobs within the local economy. 

• Based on these outputs, every square metre of occupied floorspace within the 

Proposed Development (14,818 sq m) will generate approximately £100 of 

discretionary spending per annum to support local retailers within Bolton town 

centre. 

                                                           
32 Based on the combined GVA per FTE job in the arts, entertainment & recreation; and accommodation and food 
sectors (BPE 2019) 



 

6. Le Mans Hotel Economic Impacts 

This section presents the quantified employment impacts likely to be generated 

during the construction phase of the Le Mans Hotel development and subsequent 

operational phase.  The assessed impacts include full-time equivalent (FTE) jobs and 

economic productivity impacts, which is measured as Gross Value Added (GVA). A full 

methodology is provided in Appendix 1. 

Proposed Development  

6.1 The Le Mans Hotel (‘the Proposed Development’ in this Section) is a major 

development comprising the conversion of a landmark four-storey listed building in 

Bolton town centre into an 87 bed hotel and 17 serviced apartments.  Further details of 

the assessment parameters are provided within Section 1. 

Construction Phase  

Uplift in Employment 

6.2 The scale of investment in the construction phase is estimated to be £25 million over 

circa 18 months. This has the capacity to support approximately 150 person-years of 

direct employment within the construction sector33. After accounting for the 

construction period, this equates to an average of 100 full-time equivalent (FTE) 

construction jobs on and off site over the construction period34. 

6.3 Reflecting on the skills of the labour force and the latent demand for construction 

employment in the impact areas35, some of the construction jobs created will be filled 

by those residents living in Bolton and those living in Greater Manchester more 

widely36.  While some positions may be filled by employees already working on 

construction projects in the local area (this being termed ‘displacement’), the 

construction phase will create new employment opportunities for those living in the 

borough lead to an additional impact.  

6.4 After taking account of displacement and leakage effects, as per the recommendations 

set out in the HCA Additionality Guide37, it is estimated that, out of the total 100 FTE 

construction jobs created on and off site, circa 80 direct FTE construction jobs will be 

additional to the Greater Manchester economy, of which 50 FTE jobs could be held by 

residents living in Bolton. This reflects the relatively dynamic commuting patterns in 

the local and wider impact areas. 

6.5 The positive economic impacts will also extend beyond construction employment. 

Expenditure on construction materials, goods and other services will have far-ranging 

benefits both locally and further afield as it filters down the supply chain.  As a result, 

                                                           
33 Construction costs advised by the applicant. These exclude professional fees. See the economic impact 
assessment methodology outlined at Appendix 1 for further details. 
34 1 FTE is equivalent to 1 employee working full-time for 1 year. A person-year of employment is defined as the 
amount of work done by an individual during a working year.  
35 ONS (2020) Jobseeker’s Allowance by Occupation (Feb 2020) SOC2000 Construction Sector Groups 
36 ONS (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK) 
37 HCA (2014) Additionality Guide, 4th Ed. 



 

the initial investment in the Proposed Development is amplified in an economic 

‘multiplier’ effect both locally and across the wider impact area. The construction of 

the Proposed Development could support a further 40 FTE jobs within Greater 

Manchester via indirect and induced effects, including 10 FTE jobs in Bolton.  

6.6 The ‘net additional employment’ is the sum of both the direct and indirect / induced 

employment benefits. Therefore, following the previous calculations, a total of 120 net 

additional FTE positions per annum could be generated across Greater Manchester 

(sum of direct and indirect effects), inclusive of 60 jobs for residents living in Bolton. 

This is summarised in the following table.   

Table 6.1: Construction Phase – Net additional FTE employment  

Net FTE Employment Generation Local 

Impact Area 

Wider 

Impact Area 

Person-years of Employment 150 

Construction Period (Years) 1.5 

Gross FTE Employment 100 

Direct FTE Employment  50 80 

Indirect / Induced FTE Employment  10 40 

Total Net Additional FTE Employment 60 120 

Source: Turley Economics, 2020 

Economic Productivity 

6.7 The construction phase of the Proposed Development will generate a significant 

increase in GVA. GVA measures the value of output created (i.e. turnover) net of inputs 

purchased, and is used to produce a good or service (i.e. production of the output). 

GVA therefore provides a measure of economic productivity. 

6.8 The estimated construction capital expenditure associated with the Proposed 

Development could deliver a net additional £13.3 million GVA contribution to the 

Greater Manchester economy over the construction period. This net additional figure is 

the sum of the direct and indirect impacts. Of this total, the net additional impact 

within Bolton is circa £11.0 million. This is summarised at Table 6.2. 

Table 6.2:   Construction Phase – Total net additional GVA 

Net GVA Generation Local 

Impact Area 

Wider 

 Impact Area 

Gross Direct GVA (Annual) £6.7 million 

Indirect / Induced GVA (Annual) £0.6 million £2.2 million 

Net Additional GVA (Annual) £7.3 million £8.9 million 

(v) Net Additional GVA (Total Construction Period) £11.0 million £13.3 million 



 

Operational Phase 

Employment Generation  

6.9 Once fully operational, the development will deliver additional jobs within Bolton town 

centre.  These will be across a variety of occupations, from hotel management to 

support staff, and will attract significant levels of consumer expenditure into the centre 

of Bolton.  Visitor expenditure is examined in detail at Section 7. 

6.10 It is estimated that the Proposed Development could generate a total of 55 gross FTE 

jobs on site.  After accounting for leakage and displacement, it is estimated that the 

scheme will generate an uplift of 40 direct jobs which are likely to be held by Greater 

Manchester residents, of which 25 jobs are likely to be held by residents of Bolton. 

6.11 The operation of the Proposed Development will have indirect / induced effects 

through supply chain spending, procurement and employee spend. Therefore the 

direct effect is amplified, resulting in a multiplier effect. It is estimated that an 

additional 20 indirect / induced FTE jobs will be generated across the wider impact 

area, of which 5 jobs are likely to be taken by those living in Bolton. 

6.12 The gross, direct, indirect and subsequent net additional impact (direct + indirect) are 

summarised in Table 6.3. The Proposed Development is likely to generate 65 net 

additional FTE jobs in the wider impact area, of which 30 FTE jobs will be in Bolton.  

Table 6.3: Operational Phase – FTE employment 

 Local 

Impact Area 

Wider 

Impact Area 

Gross FTE Employment 55 

Direct FTE Employment 25 40 

Indirect / Induced FTE Employment 5 20 

Net Additional FTE Employment  30 65 

Source: Turley Economics, 2020. May not sum due to rounding. 

Economic Productivity (measured as Gross Value Added) 

6.13 The operational phase of the Proposed Development will also contribute to economic 

productivity across the local and wider impact areas. Experian data indicates that the 

GVA generated by those currently employed in accommodation / food services 

generate £27,033 GVA per FTE38.  

6.14 Applying relevant measures to the net additional employment effects presented 

above, suggests that an additional £2.6 million GVA will be generated annually across 

the wider Greater Manchester area, including £1.8 million concentrated within the 

local Bolton economy. This is summarised in the table below.  

                                                           
38 Experian (September 2019) UK Regional Planning Quarterly; average 2013 – 2018 



 

Table 6.4: Operational Phase - Net GVA Generation 

Net GVA Generation 

Local Impact 

Area 

Wider Impact 

Area 

Direct Employment (GVA) Impact £1.4 million 

Indirect / Induced Employment (GVA) Impact £0.3 million £1.2 million 

(vi) Net Additional Impact (Annual) £1.8 million £2.6 million 

Source: Turley Economics, 2020. May not sum due to rounding. 

Fiscal Impacts 

6.15 This section presents the fiscal impacts likely to be generated during the operational 

phase as a result of Business Rates payments. This set of operational impacts will 

persist over the long term. A full methodology is provided in Appendix 1. 

Generation of Business Rates 

6.16 Businesses pay non-domestic rates (known as business rates) to contribute to the cost 

of the local authority providing public services within which the business property is 

situated. The Government has introduced a Business Rate Retention Scheme (BRRS), 

which became operational in April 2013. It provides a direct link between business 

rates growth and the amount of money local authorities have to spend on local people 

and local services. 

6.17 Local authorities are now able to keep at least 50% of the growth in business rates 

revenue that is generated in their administrative area. The Government’s intention is 

that this will provide a strong financial incentive for local authorities to promote 

economic growth, as well as providing a greater degree of discretion in terms of how 

this additional revenue is spent. In December 2017, the government announced the 

aim of increasing the level of business rates retained by local government from the 

current 50% to the equivalent of 75% in April 2020. This is being piloted in a selection 

of local authorities39.  

6.18 The Proposed Development’s commercial floorspace will make business rate payments 

to Bolton Council, which will subsequently go towards funding services within the 

council area, and so constitute an important source of public revenue.  Analysis of 

nearby hotel accommodation indicates that the business rates to be collected annually 

by Bolton Council will equate to an uplift of circa £80,000 per annum as a result of the 

Proposed Development.  

Summary 

6.19 The construction phase of the Le Mans Hotel will deliver the following economic 

benefits: 

• An average of 100 FTE jobs supported throughout the Proposed Development’s 

18 month construction phase, of which 80 direct FTE jobs are likely to be 

                                                           
39 MHCLG (2018) Invitation to Local Authorities in England to pilot 75% Business Rates Retention in 2019/20 



 

additional the wider impact area of Greater Manchester, plus 50 indirect and 

induced FTE jobs.  

• This equates to a total of 40 net additional jobs for Bolton residents during 

construction, plus 10 indirect and induced FTE jobs. 

• Total construction phase productivity (GVA) contribution of £13.3 million across 

Greater Manchester, including £11.0 million generated in Bolton over the total 

construction period (18 months). 

6.20 The operation phase of the Le Mans Hotel has the potential to generate the following 

employment impacts: 

• 55 gross FTE jobs accommodated on site in Bolton town centre once 

operational. 

• A total of 40 net additional operational phase FTE jobs for Greater Manchester 

residents, in a variety of roles and occupations. 

• Net additional productivity impacts equating to an annual GVA uplift of £2.6 

million for the Greater Manchester economy, including £1.8 million generated 

within Bolton. 

6.21 The following fiscal impacts will be generated by the Le Mans Hotel: 

• Annual net additional business rate uplift of £80,000 per annum for collection by 

Bolton Council. 



 

7. Le Mans Hotel Expenditure Impacts 

The following section of the report quantifies the expenditure generated by the 

increased resident and working population, and the ‘Full Circle’ spin-off benefits 

generated for Bolton town centre by the Le Mans Hotel redevelopment proposal. 

Proposed Development  

7.1 The Le Mans Hotel (‘the Proposed Development’ in this Section) is a major 

development comprising the conversion of a landmark four-storey listed building in 

Bolton town centre into an 87 bed hotel and 17 serviced apartments.  Further details of 

the assessment parameters are provided within Section 1. 

Hotel Visitor Generation and Expenditure 

7.2 The new hotel will generate additional overnight visitors within Bolton and the wider 

impact area.  According to the latest Visit Britain Occupancy survey the average hotel 

room occupancy rate in the North West in 2019 was 76%.  Once fully operational, the 

87 room hotel and 17 room serviced apartments are expected to accommodate 

approximately 40,000 overnight trips to the local area per year, of which there is likely 

to be a split of leisure and business visits.  

7.3 Visitors staying overnight in the Proposed Development will have an additional impact 

on the local economy over and above the effects derived from the direct operation of 

the Proposed Development.  Visitors will generate additional economic impacts 

through their expenditure on wider leisure and tourism activities, in local shops and on 

transport.  Evidence from the Visit England Survey indicates that the average spend per 

serviced accommodation trip in England is £483 per person, with the average visitor 

staying for approximately 4 nights within the accommodation.  This generates an 

average spend per night of £119 or £73 excluding accommodation40.  

7.4 Based on the estimated additional capacity generated by the Proposed Development, 

visitors could spend approximately £2.9 million annually in the local and wider 

economy in addition to accommodation.  

Expenditure impact of new employees 

7.5 The Proposed Development will result in a minimum of 55 FTE jobs on site in a variety 

of hotel and administrative roles.   The salaries of future employees within the 

Proposed Development are estimated at £1.0 million per annum.  A proportion of the 

salaries of hotel workers will be spent on convenience, comparison and food and 

beverage (‘F&B’) goods within Bolton town centre.  Based on expenditure data and 

growth forecasts from Pitney Bowes41 and market shares derived from the latest 

household survey commissioned by Bolton Council42, it is estimated that a total of 

                                                           
40 The GB Tourist 2018 Annual Report (VisitBritain) 
41 2018-based data release via GeoInsight and Pitney Bowes Retail Expenditure Guide (2019/20) 
42 Bolton Retail and Leisure Study (2008) prepared by Roger Tym & Partners. 



 

£100,000 will be spent on convenience, comparison and F&B goods each year within 

Bolton town centre by residents and workers of the Proposed Development.   

7.6 This increase in discretionary expenditure will help support existing shops and services 

within Bolton town centre.  The expenditure generated by employees, together with 

discretionary spending generated by visitors to the hotel element of the Proposed 

Development totals £3.0 million.  This could help support up to 10 additional FTE jobs 

in the retail, tourism, accommodation and food services sectors.43 The estimated total 

expenditure effects are summarised below: 

Table 7.1: Bolton Expenditure Impacts 

Description Total 

expenditure per 

annum 

Discretionary 

spend in Bolton 

Town Centre 

Convenience expenditure (food shopping) £0.1 million £30,000 

Comparison expenditure  (non-food shopping)  £0.2 million £40,000 

Food & Beverage (F&B) expenditure  £0.1 million  £10,000 

Hotel visitors - £2.9 million 

Total generated expenditure £0.4 million  £3.0 million 

Source: Turley Economics Full Circle Economic Model  

Full Circle Impact 

7.7 In total, up to £310 per sq m (gross) of occupied commercial floorspace in the 

Proposed Development is generated in discretionary spend each year for Bolton town 

centre. This demonstrates that through introducing hotel accommodation at a 

prominent central location, there is likely to be an uplift in custom and spending at 

existing and new businesses within the town centre. 

Summary 

7.8 Overall, the Le Mans Hotel development will generate substantial additional 

expenditure and discretionary spending for the local economy: 

• Based on the outputs of the economic modelling, the total expenditure 

generated by workers of the Proposed Development will be approximately £0.4 

million per annum.  This includes spending on convenience, comparison and 

F&B goods. 

• The amount of discretionary spin-off expenditure generated for all retail 

businesses by workers of the scheme, together with hotel visitors, equates to 

                                                           
43 Based on the combined GVA per FTE job in the arts, entertainment & recreation; and accommodation and food 
sectors (BPE 2019) 



 

approximately £3.0 million per annum.  This increased custom could support up 

to 10 FTE additional jobs within the local economy. 

• Based on these outputs, every square metre of occupied floorspace within the 

Proposed Development (9,528 sq m) will generate approximately £310 of 

discretionary spending per annum to support local retailers within Bolton town 

centre. 

 



 

Appendix 1: Economic Impact Assessment 
Methodology 

Overview of Approach 

The economic assessment has been undertaken in accordance with best practice guidance, 

namely the HCA’s Additionality Guide (4th Edition) (2014) and the Employment Densities Guide 

(3rd Edition) (2015). The following methodology has been applied to the assessment. 

The following steps are taken when estimating the economic impact assessment of a given 

scheme: 

Summary of Assessment Approach 

Source: Turley Economics, 2020 

Assessment Study Area 

For the purposes of this assessment the impact area has been determined using available 

Census data on labour market containment. This has resulted in two spatial scales of 

measurable economic impact being identified:  

• The local impact area, covering the local council area of Bolton. The 2011 Census 

shows that around 65% of people who work in Bolton also live within the local 

authority area, demonstrating a reasonable level of inward and outward commuting at 

this scale44; and 

• The wider impact area, covering the Greater Manchester area. The 2011 Census shows 

that 90% of all jobs in the Bolton local authority area are taken by people residing in 

Greater Manchester, suggesting a higher level of containment at this scale45. It is 

therefore considered that the majority of socio-economic effects would be 

concentrated within the wider impact area. 

                                                           
44 ONS via Nomis (2011) Census 
45 Ibid. 
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Construction Phase 

The construction phase impacts within the assessment include construction expenditure, full-

time equivalent (FTE) construction jobs and Gross Value Added (GVA) (productivity) impacts. In 

order to calculate these impacts, the following methodology has been used: 

• Employment – The estimated construction cost for the total scheme has been provided 

by the developer. This is divided by the annual average turnover per employee in the 

construction sector for North West46 in order to calculate the likely direct person-years 

of employment. The total number of person years of employment generated directly 

by the construction programme is then divided by the number of years over which the 

construction of the project is envisaged47, to give gross FTE jobs. Allowances for 

leakage and displacement are then made48 in order to calculate net FTE jobs generated 

by the development, and a multiplier is applied to estimate indirect and induced 

employment49.  

• Productivity - The average annual GVA generated per FTE worker in the construction 

sector is calculated using Experian local market forecasts50. This is applied to the net 

FTE construction jobs estimated to be generated by the Proposed Development to 

calculate workplace-based GVA. The all-sector annual average GVA generated per FTE 

workers in Bolton and Greater Manchester has been applied to the number of indirect 

and induced jobs supported at each spatial scale in order to calculate the GVA 

generated by multiplier effects. Direct, indirect and induced GVA is subsequently 

summed to calculate total net additional GVA per annum, which is then multiplied out 

by the number of years of construction to give a total construction phase productivity 

figure. 

Operational Phase 

Operational impacts refer to the impacts that will be generated during the ‘lifetime’ of the 

Proposed Development. The following indicators have been assessed: 

• Employment – Jobs associated with the commercial floorspace as per the HCA’s 

Employment Density Guide 3rd Ed51. As with the construction phase, consideration of 

appropriate allowances for leakage and displacement is made in line with national 

guidance52 in order to calculate a net figure of FTE job creation, before local and 

                                                           
46 Department for Business, Innovation and Skills (2018) Business Population Estimates 
47 Estimated construction period for each development has been provided by the developer. 
48 HCA (2014) Additionality Guide 4th Edition. Leakage has been applied in line with Census 2011 commuting 
patterns for Bolton and Greater Manchester (Census 2011 Table WU01UK). In line with the Guide’s 
recommendations, a low level of displacement (25%) has been assumed at the scale of Bolton, reflecting the 
potential for some activity to be displaced by construction. A lower (10%) allowance for displacement has been 
allowed at the Greater Manchester level, reflecting the latent labour force capacity at this scale.  
49 Ibid. Reflecting the Guide’s recommendations, a multiplier of 1.25 has been applied at the local level (Bolton), 
with this increasing to 1.5 at the regional scale. 
50 Experian (September 2019) Local Market Forecast Quarterly: 2013-2018 average 
51 HCA (2015) Employment Density Guide 3rd Ed. 
52 HCA (2014) Additionality Guide 4th Edition 



 

regional level multipliers are applied to the employment generated to estimate indirect 

and induced effects53.  

• Productivity – The average annual GVA per FTE employee for the appropriate activities 

has been sourced from Experian54 and applied to the net additional operational phase 

jobs estimated to be generated by the Proposed Development. As with the 

construction phase, indirect and induced GVA has been calculated on the basis of the 

average GVA per FTE worker figures for Bolton and Greater Manchester. 

• Resident Population – The resident population has been calculated with reference to 

the average household size by property size (number of bedrooms) at the 2011 Census. 

Average household sizes have subsequently been applied to the proposed dwelling mix 

in order to calculate the total resident population accommodated within the Proposed 

Development’s new homes. 

• Business Rates – The rateable values of the commercial floorspace at the Proposed 

Development was estimated with reference to average rateable values per sq m of 

nearby properties with similar uses. Total business rate receipts from the Proposed 

Development were subsequently calculated with reference to the Government’s 

business rate multipliers for 2020/21. 

 

                                                           
53 Ibid 
54 Experian (September 2019) Local Market Forecast Quarterly: 2013-2018 average 



 

Appendix 2: Full Circle Methodology 

Overview of Approach and Data Sources 

This assessment utilises Turley’s Full Circle Economic Model (FCEM) methodology, providing a 

robust and logical framework for evaluating the economic benefits of development proposals. 

The assessment is informed by the Homes and Communities Agency (HCA) Employment 

Density Guide (2015), Pitney Bowes expenditure data (2018-based release), Pitney Bowes 

Retail Expenditure Guide (2019/20), Visit Britain and Visit England survey data (2020) and 

statistical data sources published by the Office for National Statistics (ONS). Evidence relating 

to local shopping patterns in Bolton has been informed by the NEMS household survey 

commissioned by Bolton Council in support of the Bolton Retail and & Leisure Study (2008). 

The focus of the assessment is on the economic spin-off benefits of the various redevelopment 

proposals for existing businesses within Bolton town centre.  Per capita expenditure figures 

used to inform the assessment are derived for the Bolton Council authority area.  Expenditure 

figures include Special Forms of Trading (‘SFT’) for convenience and comparison goods (non-

store retail sales including online shopping) as SFT has also been included within the market 

shares derived from the household survey findings.  The design year for the scheme has been 

chosen as 2025 when the scheme is likely to be complete and operational.  All values are given 

in 2018 prices. 

The HCA’s Additionality Guide outlines that impact assessments should consider any existing 

active operations on an application site, or the reference case. The Trinity Gateway site and the 

Le Mans building are currently vacant.  The site of the Victoria Square redevelopment is 

currently occupied by underutilised retail floorspace which will be decommissioned and vacant 

by the end of 2020.  It will therefore provide no employment opportunities. The figures 

provided within this assessment therefore represent true net additional employment impacts 

which will be generated by the development proposals. 
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