
 

EARL SHILTON AND BARWELL AREA ACTION PLAN – EXAMINATION IN 

PUBLIC 

 

MAIN MATTER 3 

 

EMPLOYMENT AND RETAIL PROVISION; TOWN CENTRE REGENERATION 

 

RESPONSE BY HINCKLEY AND BOSWORTH BOROUGH COUNCIL (HBBC) 
 

 

1 Employment land provision 

 

Response to question a 

 

Background 

 

1.1 The Core Strategy (AAP 05) provides the overarching policy framework and 

the principle for development of the two Sustainable Urban Extensions (SUE) 

at Earl Shilton and Barwell. 

 

1.2 Policy 2 (Development in Earl Shilton) and Policy 3 (Development in Barwell) 

seeks the allocation of 10ha and 15ha of employment land in the Sustainable 

Urban Extensions (SUE) for Earl Shilton and Barwell respectively, to provide 

for industrial and warehousing developments. The employment provision for 

both settlements should primarily support local employment opportunities, 

including starter and grow-on units, and should aim to achieve zero-carbon 

development. The policies also seek to ensure that there are a range of 

employment opportunities within the settlement. 

 

1.3 The principle for the provision of total of 25ha of employment land was 

principally derived from the Leicester and Leicestershire Employment Land 

study
1
 (EB 20(1)). The study was commissioned by the Leicester and 

Leicestershire Enterprise Partnership to estimate the likely demand for 

employment land and advise on potential employment land allocations for 

each local planning authority throughout Leicestershire. The 

recommendations of the report were therefore taken forward into Policies 2 

and 3 of the Core Strategy. 

 

Revisions to the Employment Provision 

 

1.4 To inform the preparation of the AAP consultation Draft
2
, the Council 

commissioned King Sturge
3
 (EB 18) to undertake a further employment land 

                                                 
1
 (EB 20(1)) Leicester and Leicestershire Employment Land Study (PACEC, 2008) 

2
 (AAP 10) Earl Shilton & Barwell Area Action Plan Consultation Draft (November 2010) 



assessment (the ‘ELA’ study) to critically test, at the local level, whether there 

had been any changes in the level of need for employment land compared to 

the adopted Core Strategy figure of 25 hectares across the SUEs as reflected 

in the 2008 PACEC Study. The Council considered that the 2008 PACEC study 

was prepared in a different economic climate and took a generic approach to 

identifying the level of employment land to serve SUEs in the County. The 

2008 study did not take into account the particular market drivers for 

Hinckley and Bosworth, nor the more local need and characteristics of 

demand and supply for employment premises in Earl Shilton and Barwell. The 

appraisal was necessary to ensure that the quantum of employment land 

required to support and benefit the local communities reflects their needs 

over the plan period to 2026. 

 

1.5 The ELA study undertook a review of all existing sources of information which 

informed the Core Strategy requirements for Earl Shilton and Barwell. The 

ELA is intended to be read alongside that prepared by PACEC in 2008 but 

comes to more specific conclusions about the level of employment land that 

is likely to be generated by the increase in population in Earl Shilton and 

Barwell resulting from development of the SUEs. The Study seeks to provide 

a gap analysis to identify the likely quantum of development required by 

assessing both market demand and employment land need to serve the 

residents. 

 

1.6 The existing availability and demand for employment land within the existing 

settlements were assessed, along with the strengths and weaknesses of the 

locations of the SUEs for encouraging the uptake of employment 

development and the quality of the existing employment units. 

 

1.7 To inform the employment land need of the SUEs, a draft study produced by 

Experian assessed the likely functional links that may exist between the SUEs 

within Leicestershire and employment land that could be promoted alongside 

them. The Experian study indicates what proportion of the total 

recommended allocations in the 2008 study might be expected to have a 

functional relationship with each SUE. 

 

1.8 The ELA acknowledges that the total provision will be limited by the 

particular market characteristics of the two settlements which it is stated will 

only have a limited local draw, although the need identified by the Experian 

study will form a substantial core to what the market is ever likely to deliver. 

It is also acknowledged there may be relocation of existing businesses which 

currently occupy older premises, preferring new developments which 

 

1.9 The ELA study (Section 9) considers the quantum of development through a 

market based approach (paragraphs 9.2.2 – 9.2.6) which is the preferred 

method of informing how much provision to make, and the amount of land 
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required to serve the new residents of the SUEs. The latter ‘need’ approach 

(as considered in the draft Experian study) has been used as a check for the 

market based approach. 

 

1.10 The market assessment considers that that take-up of new industrial 

floorspace will be between 1,000 and 2,000 sqm per annum for each SUE 

over the lifetime of each project. The output of this market based approach is 

the revised maximum figures (presented in Table 11 of EB 18) for 

employment land provision for industrial and warehousing (B8 uses) which 

are: 

 

• Barwell – 6.5 hectares 

• Earl Shilton – 4.9 hectares 

 

1.11 The ELA concludes that demand for future employment development in the 

SUEs is likely to be restricted to smaller industrial units. It is also concluded 

that Barwell and Earl Shilton will possess only a local, rather than a strategic 

market draw which will limit the level and quality of development. 

 

1.12 Furthermore the ELA explored the possibility of providing land for office 

space (B1 uses). Paragraph 9.2.6 of EB 18 states that there may be some 

limited scope for a small courtyard scheme for office space provision in the 

Earl Shilton SUE given its prominence to the A47 bypass of no greater than 

2000m2, equivalent to 0.5 hectares land take. The total employment 

provision for Earl Shilton is concluded as 5.4ha inclusive of the B8 uses. 

 

Clarification of Employment Land Provision in the Area Action Plan – Earl 

Shilton 

 

1.13 The last sentence of Paragraph 5.13 of the Earl Shilton & Barwell AAP (AAP 

01) makes reference to a minimum figure of employment land use of 4.5ha. 

The penultimate sentence makes reference to the maximum figure of 5.4ha 

of employment land, inclusive of 0.5ha of office space as referred to in Table 

11 of EB 18. Policy 8 of the AAP makes reference to the provision of 5.4ha of 

employment land within the development framework. 

 

1.14 The Borough Council considers that the provision for employment land of 

5.4ha does not accurately reflect the minimum provision to be sought as 

referred to in the last sentence of paragraph 5.13. Paragraph 10.1.17 of EB 18 

states that the land use budget of 5.4ha, inclusive of the office space, is a 

recommended maximum. Further masterplanning work was undertaken on 

completion of the employment land study, considering a range of site 

constraints and opportunities for land uses that were explored during the 

masterplanning process (EB 05). This work informed the development 

framework as presented in the Consultation Draft AAP (AAP 10), illustrated 

on Figures 15a and 15b. 

 



1.15 In preparing the development framework for Earl Shilton, it was concluded 

that 4.5ha of employment land is appropriate when balanced against a range 

of other considerations such as land use constraints, landscaping and 

infrastructure provision. The proposed change set out below seeks to clarify 

the Borough Council’s position with regards to the minimum amount of 

employment land that is expected to be provided, consistent with the 

position set out in the consultation draft. The proposed policy change 

ensures that a minimum provision of employment land is provided, whilst not 

prohibiting the possibility of providing above this minimum subject to further 

consideration at the detailed planning application stage. This is consistent 

with the approach presented in Policy 14 for employment land in Barwell. 

 

Proposed Change 

 

Policy 8 

 

“The development will provide 5.4ha a minimum of 4.5ha of land, predominantly for 

industrial and warehousing use within B2 and B8 including up to 0.5ha for B1 use 

classes.” 

 

 

Clarification of Employment Land Provision in the Area Action Plan – Earl 

Shilton 

 

1.16 The last sentence of paragraph 6.12 makes reference to a minimum figure of 

6.2ha for employment land use. Similarly to the considerations of 

employment land provision for Earl Shilton, the sentence clarifies that the 

minimum amount of employment land has been informed by the range of 

land use considerations in informing the development framework for Barwell 

illustrated on Figure 5. The penultimate sentence of the same paragraph also 

makes reference to the maximum figure of 6.5ha of employment land as 

reflected in paragraph 9.2.14 and Table 11 of EB 18. Policy 14 of the AAP 

states that the development will provide a minimum of 6.2ha to take account 

the considerations of paragraph 6.12. The wording as presented in Policy 14 

ensures that the SUE will deliver a minimum of 6.2ha of employment land, 

whilst not precluding the opportunity to deliver the maximum provision 

when considering the range of factors referred to in paragraph 6.12 and any 

future review of employment land need and market considerations over the 

plan period and delivery of the SUE. 

 

Response to question b 

 

1.17 Since the preparation of the ELA study of 2010 (EB 18), two further 

employment studies have been undertaken which together inform an 

assessment of the economic environment and demand for employment land 

within the Borough of Hinckley and Bosworth. 

 



1.18 A review of the 2008 (EB 20(1)) countywide Housing Market Area 

Employment Land Study was undertaken in 2013 (EB 20(2)). The study 

undertakes a further assessment of employment land need based upon 

forecast employment growth over the period to 2010-2013. The demand for 

employment land is calculated by equating forecast employment into 

required floorspace which is subsequently calculated into the requirements 

for land take. The amount of existing and committed floorspace is considered 

to calculate the supply and demand balance. 

 

1.19 The future employment land requirements for Hinckley and Bosworth are 

discussed in section 4.7 of EB 20(2). It is the scope of the study to explore the 

employment land need at the Borough level and not at the settlement level. 

The study concludes that there is to be gross demand forecast for the 

borough is estimated to be 11,800 sqm of office space, 12.9ha of industrial 

land and 3.5ha of warehousing land over the period 2010-2031. When 

comparing demand against supply is concluded that there is a shortage of 

7,930 sqm of office space; a surplus of 6.8ha of industrial land and a surplus 

of 9.69 ha of strategic warehouse land. Paragraph 2.51 and Table 6 

acknowledges the contribution of the employment land at the proposed 

SUEs. 

 

1.20 The Borough Council commissioned a review of employment land in the 

Borough
4
 (EB 21) including an assessment of the Borough’s property market 

to understand in more detail the supply and demand for property, and the 

factors influencing this, as the key driver affecting the market for 

employment land. 

 

1.21 To inform the marketability and likely supply and demand of the industrial 

and office property markets in the Borough. This involved interviews with 

private sector land agents throughout the Borough (with knowledge of 

markets at the national regional and the local industrial property market. 

Table 33 and 34 of (EB 21) provide a summary of the comments from the 

land agents. The comments relating to the two SUEs reaffirm the conclusions 

(reflect in paragraph 5.21) of the King Sturge Study (EB 18) that the market in 

Earl Shilton and Barwell is generally local and the employment sites are 

unlikely to attract regional or national businesses. 

 

1.22 Paragraph 10.33 of EB 21 concludes that in testing a number of employment 

forecast models, the outputs suggest a surplus of employment land when 

considering permitted or land to be safeguarded throughout the Borough 

over the plan period to 2026, excluding consideration of 11.4ha employment 

land (excluding the office space). 

 

1.23 The two employment studies prepared in 2013 further demonstrate that 

there will be a surplus of employment land provision throughout the 
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Borough, inclusive of the land allocated for employment in the SUEs. This 

supports the justification presented in EB 18 for a reduction in the amount of 

employment land provision to 11.9 ha from the Core Strategy requirement in 

2009. 

 

1.24 The AAP provides a framework to enable the provision of local employment 

opportunities and encourage the uses of sustainable modes of transport to 

encourage those residents who work locally to use such modes for travelling 

to work. It is difficult for the AAP to predict where future employees will 

originate but in conjunction with Policy 20, discussed further under question 

d below, the plan seeks to provide a framework to encourage and enable 

local employment opportunities and sustainable travel to work patterns. 

Whilst the area of employment to be provided has reduced, this is because it 

is evidenced above that there will not be a need generated for the scale of 

employment in the local area in first place. As discussed below, those who 

already work in the area may remain if existing employers relocate to new 

premises in the SUEs. 

 

Response to question c 

 

1.25 Paragraph 11.53 of EB 21 states that the provision of employment land in Earl 

Shilton and Barwell respond to the need for opportunity and choice 

associated with the Borough’s main settlements and the allocations 

contribute towards a more balanced future land supply across the Borough. 

The study also acknowledges the necessity of making provision for structural 

change and the need to ensure the provision of suitable land and premises 

are suited to meet the changing requirements of the manufacturing sector. 

This includes the need to recognise the redundancy of poor quality 

employment sites and premises to encourage the recycling of less suitable 

older stock or the provision of land for new premises in the locality of the 

existing premises. 

 

1.26 The King Sturge study (EB 18) makes reference to the preceding employment 

Land Study (EB 21) to the 2013 document of 2010, at the employment land 

categories as reflected in Policy 23. Paragraphs 7.6.12 to 7.6.14 consider 

there will be a latent demand from companies occupying dated industrial 

premises in both settlements, principally for better quality and modern 

accommodation. 

 

2 Skills Development 

 

Response to question d 

 

2.1 In 2010 the Borough Council, in conjunction with Nuneaton and Bedworth 

and North Warwickshire Borough Councils worked together with local 

businesses and organisations in order to establish a Cross-border Delivery 

Partnership that would facilities economic projects to the benefit of these 



areas. An objective of this partnership is to “ensure that the local population 

are given the best opportunity to achieve the education and skills that will 

enable them to obtain meaningful employment in terms of both earnings and 

job satisfaction”. In the Borough of Hinckley and Bosworth, this is also 

underpinned by the Hinckley & Bosworth Economic Regeneration Strategy 

(2009) notably Strategic Objective 5 “To raise the level of skills and 

knowledge within the Borough’s business and resident populations”. The 

Strategy seeks to encourage employer investment in training to raise 

productivity in the most deprived areas of the Borough, identifying areas of 

Earl Shilton and Barwell in this category. 

 

2.2 The regeneration of the settlements of Earl Shilton and Barwell and the 

delivery of the SUEs provide an opportunity to achieve the objectives 

referred above in areas identified as having a shortage of skills within the 

local economy. The AAP is one mechanism to encourage investment from the 

developers of the SUEs to provide local employment and training 

opportunities in the construction of the SUEs. 

 

2.3 Policy 20 provides a clear policy position which can enable the Borough 

Council to negotiate commitments from developers for prioritising local 

employment and training opportunities in the construction industry through 

planning conditions or S106 obligations. The Borough Council has been 

successful in negotiating such conditions in the past such as in relation to the 

outline planning permission for the Bus Station development in Hinckley 

Town Centre. A Planning Condition attached to the permission requires the 

implementation of a scheme for targeting and utilising local people during 

the construction period, with benefits arising in relation to both employment 

and training opportunities. 

 

3 New retail provision in the neighbourhood centres 

 

Response to question e 

 

3.1 Paragraphs 5.19 and 6.17 of the AAP state that 2.5ha and 3ha is allocated for 

the neighbourhood centres for Earl Shilton and Barwell respectively. The AAP 

does not intentionally allocate an amount of land for retail provision as a 

number of factors such as scale, design, need and market drivers will 

influence the provision of facilities which are sought as part of the 

neighbourhood centres as presented in policies 9 and 15. The policies are 

flexible to allow the developers to prepare a scheme informed by further 

market research and design considerations. 

 

3.2 The Innes-England study (EB 17) emphasises the importance of restricting the 

amount retail provision in the SUEs, so as not to detract from the existing 

retail provision and support the regeneration of the existing settlements 

centres. The study identifies a potential number and size of retail units for 

each of the SUEs. Whilst this information is helpful to set out an indication as 



to the form the retail provision could take, the Borough Council consider that 

this is detail more appropriately considered at the detailed planning 

application stage within the framework of Policies 9 and 15. 

 

3.3 The Borough Council consider that at present there is no appropriate 

evidence base or justification to specify the amount of retail provision in the 

neighbourhood centre. Further to EB 17 a study (EB 15) was undertaken to 

assess the potential impacts on the existing district centres of Earl Shilton and 

Barwell, including the retail element and how to mitigate any negative 

impacts and optimise the positive ones. 

 

3.3 EB 15 concludes (pages 18 and 26) that taking into account the relation of the 

exiting retail provision and vacancy rates and the proportionate impacts from 

the increased population, the retail provision in both SUEs should be modest 

(a convenience store) to serve the new and local resident population. 

Similarly to the advice presented in EB 17, the impact assessment states that 

the retail provision should not be to the detriment of the existing retail 

provision. 

 

Response to question f 

 

3.4 The District Centre Impact Assessment (EB 17) referred above states that the 

SUEs will add approximately 41% and 65% population increase for Earl 

Shilton (section 6.1) and Barwell (section 6.2) respectively from the delivery 

of the new housing. For both settlements, the study concludes that for both 

settlements, the increase in population provide the opportunity for local 

town centre retailers and investors to capitalise and improve the local retail 

offering. 

  

3.5 The study provides an assessment of existing retail units and the historical 

context of retail provision in both existing settlements. The study identifies 

the number of vacant premises in both settlements and undertakes an 

assessment of the footfall and compares this to the national and regional 

average to identify how prosperous the settlements are based on their 

existing retail provision. The study acknowledges that a number of factors are 

likely to affect the footfall and makes a fair assumption that it is likely that 

additional homes in an area will increase the number of visitors to the high 

street. 

 

Earl Shilton 

 

3.6 The study surveyed that for Earl Shilton the footfall is projected to increase 

by 12% in 5 years and 23% in 10 years. This is on the basis that there is no 

provision of a ‘key attractor’ such as a national retailer. Furthermore, the 

study (section 5.1.4) draws upon market research looking at the range of 

issues facing retailers in the town and their confidence in the future retail 

market within Earl Shilton. Whilst 44% of respondents stated that turnover 



had decreased in the last year, 27% estimated that it remained the same. 

Without factoring in the growth of the SUEs, 35% expected turnover to 

increase over the 12 months from the date of the survey whilst 40% expected 

to see no change. The study is confident in assuming that the potential 

customer base will increase at least in proportion to the growth in 

population, assuming no significant growth in retail competition locally. 

 

Barwell 

 

3.7 In assessing the footfall in the district centre of Barwell, the survey identified 

the footfall to be significantly below the regional level (63%) and the national 

level (65%). It is estimated that taking into account the projected population 

growth including the SUEs, the population will increase by 19% and 48% over 

a 5 and 10 year period respectively resulting in a footfall of 15% and 31% over 

the same timeframe. Similarly to Earl Shilton, the growth is on the 

assumption that no ‘key attractor’ is located in the centre. Section 5.2.4 sets 

out the conclusions of a small business survey, different to that undertaken 

for Earl Shilton, which identified that 25% of respondents reported an 

increase in turnover and the same number stating there had been little 

change in the 12 months prior to the survey. 75% of respondents expected to 

see either an upturn, or at the very least no further decline in turnover, based 

upon greater awareness of the future growth and the potential opportunities 

for local businesses as a result of the future increase in population. 

 

4 Town Centre Regeneration and the Public Realm 

 

Response to question g 

 

4.1 The AAP provides a holistic framework for planning for the future of the 

settlements with the delivery of the SUEs acting as a catalyst for the 

successful regeneration of the existing settlements of Earl Shilton, notably 

the district centres. Paragraphs 4.6 and 4.7 of the AAP identify a number of 

benefits and resulting factors from the delivery of the SUEs which will directly 

or indirectly contribute towards the successful regeneration of the existing 

settlements. 

 

4.2 The purpose of section 7 is to summarise the existing issues facing the district 

centres and identify opportunities for redevelopment and improvements to 

the public realm and provide the overarching policy framework to support 

this. 

 

4.3 The development frameworks for the SUEs have been developed with regard 

to ensuring that the SUEs will complement the existing centres and proposals 

do not conflict or detract from the district centres such as limiting the 

amount of retail to local neighbourhood provision and identifying the general 

location of land uses to maximise existing connections, landscape features 

and the relationship to the existing settlements. The Policies for each of the 



development frameworks provide the provisions for successful delivery of 

the SUEs and their integration with the existing settlements. Regard has been 

given to identifying and maximising existing opportunities for the provision of 

infrastructure where is not only financial viable but is more appropriate to 

enhance existing facilities to encourage greater social interaction between 

the existing and new residents. 

 

4.4 Whilst the respective developers of the SUEs will play a critical role in the 

regeneration of the settlements through delivering the development 

frameworks and contributing to direct improvements of the centres, a range 

of other stakeholders will be also be responsible for contributing towards the 

successful regeneration of the settlement centres such as the Borough 

Council, the Parish and Town Councils and local business forums. 

 

Proposed Change 

 

Infrastructure Schedule (Section 10) 

 

To clarify that a number of stakeholders and key delivery partners could be involved 

in the successful delivery of the infrastructure items presented in the Infrastructure 

Schedule in section 10, the Borough Council propose to revise the ‘funding’ heading 

to ‘Key Stakeholders and Deliver Partners’ and an additional ‘comments’ column to 

provide a summary of the key considerations of how the final costings will be 

determined. 

 

 

Response to question h 

 

4.5 The specific reference to Appendix 3 of the AAP is intended to support 

proposals for the redevelopment of the opportunity sites presented in this 

appendix. 

 

4.6 The calculation for the Earl Shilton District Centre improvements are slightly 

less than those presented on page 44 of EB14 as Phase 1 has been completed 

and so the Infrastructure Schedule reflects this position with the reduction 

from £1.3m to £1.1m (with rounding). The calculation for the Barwell District 

Centre improvements have been revised from those presented on page 42 of 

EB14 to reflect the updated costs identified during consideration of the 

outline planning application for the Barwell SUE as referred to in paragraph 

44.37 of BPA01. 

 

 


