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Introduction

GVA has been instructed by Hinckley & Bosworth Borough Council (‘the Council’) to undertake a ‘Town and District
Centres Study’ for the Borough. The study will form part of the evidence base which will underpin the production of the
Council’s new Local Plan which will, upon adoption, set out a vision for and guide development in the Borough over the
period to 2036. The Town and District Centres Study will be used to inform the retail and town centres policies in the new
Local Plan, and assist in the determination of planning applications for new retail and commercial leisure development
in the Borough.

The outputs of the study provide the Council with a clear strategy for its network of town and district centres to ensure
that they remain attractive, vibrant centres over the course of the Plan period, fully able to meet local residents’
shopping, leisure, services and cultural needs. Our study provides a robust evidence base which is fully compliant with
the National Planning Policy Framework (NPPF), which the Council will be able to use to inform policy development and
land use allocations.

Policy context

In addition to being prepared in full compliance with the NPPF, the Study also has regard to key HBBC development plan
documents. The Development Plan for Hinckley & Bosworth Borough Council covers the period 2006 - 2026, and consists
of a series of documents setting out detailed policies and specific proposals for guiding development and land use
within the Borough up to 2026. The Development Plan documents relevant to this study comprise:

° the Core Strategy (2009);
° the Hinckley Town Centre Area Action Plan (2011);
° the Earl Shilton and Barwell Area Action Plan (2014); and

. Site Allocations and Development Management Policies DPD (2016)

Study context

The study has been prepared at a time when the retail and leisure sector is undergoing a period of substantial change,
and trends which were in their relative infancy at the time of the Council’s previous study (in 2007) such as online
shopping are now an established part of many people’s shopping patterns. The ‘traditional’ high street continues to
face a number of challenges stemming from the impacts of the economic downturn, the tightening of retail spending in
recent years, and continued significant changes in consumer shopping behaviour. There has been a return in
confidence to consumer spending in recent years, which offers potential for strongly-performing town centres to
capitalise on, although the most recent guidance from Experian suggests that this recent return to confidence is now
being challenged by the uncertainty arising from the EU referendum vote in June 2016 — as well as other changes in the
retail sector which we discuss below.

Many retailers are now concentrating their activities in larger, ‘higher order’ centres. This ‘polarisation’ of retailing is
enabling larger dominant centres to continue to attract key flagship formats but can pose a particular challenge to
smaller and medium-sized centres, where there are higher order centres in close proximity. Hinckley’s proximity to higher-
order shopping destinations such as Leicester, Fosse Park and (albeit to a lesser extent) Coventry and Birmingham is a
good example of this.

The growth in online shopping, including multi-channel retailing, continues to act as tough competition for the high
street, but also presents an opportunity for the high street to capitalise, by maximising the opportunities arising from
services like ‘click & collect’, and retailers moving towards a seamless transition between store-based and virtual
shopping experiences. The ‘Click & Collect’ market is the largest on-line growth sector in the UK at the current time.

Town centre strategies which support the continued evolution of the high street are therefore considered ever more
vital. This may involve providing a high quality shopping ‘experience’, maximising the benefits of tourist trade, and
improving the mix of retail and non-retail outlets to increase length of stay and spend. Initiatives such as ‘digitising’ the
high street - offering free Wi-Fi, click and collect hubs, and so on, are also important, as already identified by Hinckley’s
BID. Improvement of commercial leisure provision (both in terms of daytime uses such as cafes and evening uses such as
cinemas, bars and restaurants) is a major opportunity which many town centres have embraced, as it increases dwell
time, promotes ‘linked trips’ spending, and can increase the ‘trading hours’ of the town centre beyond those typically
associated with retailers. The recent opening of the Cineworld in The Crescent supports this trend therefore, although the
study identifies that there is a need for a broader range of supporting commercial leisure facilities such as cafes and
restaurants, to further develop the evening economy.
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Town centres should, therefore, seek to promote unique selling points which help to differentiate their offer from other
centres, rather than trying to directly compete with larger / higher-order centres. These unique selling points may include,
for example, leisure, heritage or tourism assets — Market Bosworth is an example of a centre which already is fulfilling this
role well. Hinckley & Bosworth Borough Council have recently submitted a Townscape Heritage Initiative bid which seeks
to enhance Hinckley town centre along these lines, with a first-round application submitted to the Heritage Lottery Fund
in August 2016. It will also be important for robust place marketing strategies to be put in place to ensure such assets are
fully capitalised on, and the Council should work with other groups such as Business Improvement Districts, Leicestershire
County Council, Go Leicestershire and similar organisations to help promote the centres in the Borough.

The sub-regional context

The Borough is surrounded by a number of ‘higher-order’ retail destinations which mean that loss of expenditure,
particularly in terms of comparison (non-food) goods spending, is inevitable. Patterns of retail and leisure visits are not
‘closed’ systems, and residents are often prepared to travel longer distances, particularly for comparison goods
shopping and leisure visits. It is therefore natural to expect a degree of expenditure loss to the network of centres
surrounding the Borough; this is simply part of the retail hierarchy of an area. In order to establish where residents in the
Borough are currently undertaking their shopping and leisure visits, a household telephone survey of shopping patterns
was undertaken in support of this study, covering the area shown in Figure A.

Figure A: Survey Area and Survey Zones for Town & District Centres Survey
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Hinckley town centre draws £114.5m of comparison goods spending from the survey area which we have used as the
basis of our assessment, as shown above. The survey area is split into seven zones to allow an analysis of shopping and
leisure patterns at a more localised level. This figure of £114.5m is equivalent to 26.0% of total available comparison
goods expenditure. Retail warehousing in Hinckley (including non-food floorspace in foodstores) accounts for a further
£39.3m of comparison goods spending from the survey area.

The comparison goods catchment area of Hinckley town centre is shown in Figure B, overleaf. This shows that Hinckley
town centre draws a market share of 38.9% from its ‘local’ zone, zone 1. This is considered to be a reasonable
performance, but one which could potentially be improved further if an improved retail offer were to be attracted to
The Crescent (we discuss this further below). Hinckley town centre also draws a market share of 41.5% from zone 2 (which
surrounds Hinckley to the north and south), plus a market share of 34.3% from zone 6, and a market share of 27.6% from
zone 4. We would consider these four zones to represent Hinckley’s ‘primary catchment area’. Hinckley town centre also
draws a market share of 18.2% from zone 7 and 10.4% from zone 5, and these areas can be considered to be Hinckley’s
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secondary catchment area. In these areas, residents principally look to Leicester city centre and Fosse Park for their
comparison goods shopping, but Hinckley town centre nevertheless picks up a limited market share.

The household survey results show that Hinckley town centre’s market share has decreased slightly relative to the position
at the time of the Council’s previous retail study, in 2007, largely on account of the increased attractiveness of Leicester
city centre as a shopping destination following the opening of Highcross in 2008. However, the recent opening of The
Crescent is a positive development and ensures that the centre will be well-placed to withstand any further challenges
to its market share over the course of the new Local Plan period.

Figure B: Hinckley town centre comparison goods catchment

N

Q GVA

BiLFINGER

Hinckley & Bosworth Town
and District Cenfires Study

2014
Leicester
-
OFosse Pork -
=
s =
Lo

SNupeaton

Source: household survey results

Leicester City Centre draws £66.7m of comparison goods spend from the survey area; as noted above its attractiveness
as a shopping destination has been enhanced since the 2007 Study on account of the opening of the Highcross
development, which opened in 2008 and has introduced a number of high-profile comparison goods retailers to the
city, such as John Lewis, Apple and Zara, alongside a new cinema and a strong restaurant offer. The leisure offer of the
city centre has also been enhanced since the 2007 Study, with the aforementioned cinema/restaurants in Highcross
being complemented by new theatre and independent cinema facilities in the Cultural Quarter. As a ‘destination’,
Leicester city centre’s appeal can therefore be considered to be significantly strengthened and this explains its
enhanced attractiveness relative to the position at the time of the Council’s previous study.

Fosse Park has also strengthened its influence over the survey area as a shopping destination, aided by the ease of
access to the development via the M69. The recent opening of footfall-drawing attractors such as Primark at Fosse Park,
plus its potential further expansion via the proposed Castle Acres development will consolidate and possibly further
strengthen its influence over shopping patterns over residents in the survey area.

The network of centres

To inform the findings and recommendations of the study we have undertaken ‘health check’ assessments of the four
highest-order centres in Hinckley & Bosworth Borough — Hinckley town centre, and the smaller centres of Earl Shilton,
Barwell and Market Bosworth. The scope of the centres in the Borough to be assessed were agreed with the Council at
the inception of the project.

Our assessment of each centre is based on the ‘vitality and viability’ indicators for assessing the ‘health’ of a town centre
as set out in the National Planning Practice Guidance (NPPG), and is based on a combination of our own assessments of
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the centre based on site visits undertaken in summer 2016, and secondary data sources such as Experian Goad, who
produce ‘Category Reports’ showing the diversity of uses and vacancy rates in centres, CoStar Focus Commercial
Property Database, and IGD, as well as information provided by HBBC and other sources such as Hinckley’s Business
Improvement District (BID) team.

For Hinckley town centre we draw the following key conclusions in terms of its current performance:

The centre is for the most part performing well against the NPPG ‘vitality and viability’ indicators, although there are
definite areas for improvement in the performance of the centre. The centre has a balanced retail mix, including
representation from over 250 independent retailers.

Castle Street continues, as was the case at time of the 2007 study, to form the heart of retail offer of the town
centre, Castle Street benefits from particularly good levels of vitality and viability, particularly at its southern end,
with a good operator mix and a low vacancy rate.

The closure of the Co-Op department store at the top of Castle Street in early 2016 appears to have negatively
impacted on footfall at the northern end of the Street, but positively the closure of this store presents an opportunity
for new comparison goods floorspace to come forward.

The Britannia Centre continues to form the focus of the retail offer on Castle Street but is dated and in need of
redevelopment. As was identified in the 2007 Study, there is a need for investment in / upgrades of the Centre,
and the Council should engage with the owners of the Centre to discuss their aspirations and opportunities for
investment. Local planning authorities are also increasingly acquiring assets such as shopping centres in order to
help shape the future development of their town centres.

The opening of The Crescent is a positive step for the town, providing the town centre with modern floorspace and
two strong ‘anchor’ operators in the form of a large Sainsbury’s and Cineworld cinema. There is a need for further
quality tenants to be attracted to the scheme: as the current offer is mostly orientated towards the discount / value
end of the market, it tends to duplicate that which is already trading elsewhere in the town centre. Over time it
would be beneficial to the wider vitality and viability of the town centre if a better quality of tenant were attracted,
in particular a comparison goods ‘anchor’ store.

Integration between The Crescent and the ‘historic’ town centre could be improved, and a more joined-up
approach is necessary if the vitality and viability of the whole centre is to benefit from this development. There is a
particular need to improve linkages to The Crescent from the Regent Street / George Street approach.

The commercial leisure offer of Hinckley has been enhanced through the opening of Cineworld in The Crescent. A
number of new restaurants have opened to complement this but there is scope for further improvement in the offer
of the centre in this respect in order to increase the town centre’s appeal as an evening economy destination.

Operator demand is limited but there is demand from a number of foodstore operators (these are not necessarily
town centre-specific requirements). The provision of further well-located modern comparison goods floorspace
over the course of the Plan period may assist in increasing demand.

For Earl Shilton we draw the following key conclusions:

Earl Shilton displays mostly positive signs of vitality and viability. The centre is anchored by a good-sized Co-Op store
and there are a range of shopping and retail services which enable day-to-day local needs to be met.

The majority of the offer in the centre comprises of independent operators.

Most users of the centre visit the centre for food shopping, based on the findings of the household telephone
survey.

Earl Shilton has historically suffered from a high vacancy rate which has been above the UK average. However in
the last couple of years it would appear the vacancy rate in the centre has decreased, which could possibly be a
reflection of the fact that the average prime retail rents in the centre have also reduced in this time. The current
vacancy rate is below the UK average.

The environmental quality of the centre is for the most part reasonable, although the eastern end of the High Street
has a noticeably weaker environmental quality than the rest of the centre and would benefit from investment /
enhancement.

For Barwell we draw the following key conclusions:

Barwell is a much smaller centre than Earl Shilton but nevertheless offers a range of day-to-day shopping and
services. Itis clear that the offer in the centre only caters for local needs.
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. Much of the offer in the centre is given over to retail services such as hair and beauty salons, as well as
convenience goods. The principal store serving the centre is a Co-Op foodstore on Stapleton Lane, and this store
acts as the ‘anchor’ store to the centre.

. There are two opportunity sites in the centre — Barwell Constitutional Club and the Top Range Motors site — which
are well located within the centre and offer opportunity for intensification/redevelopment. We have undertaken
consultation with a number of foodstore operators with an identified requirement for representation in the Borough
but they have identified these sites are not suitable for their current operational needs.

. The vacancy rate in Barwell is the highest of any centre in the Borough (at 13.8%, above the UK average) and this
indicator needs to be closely monitored by the Council.

. The environmental quality of the centre is for the most part satisfactory, but there is potential for improvements to a

number of shopfronts, particularly to the north of the High Street.

For Market Bosworth we draw the following key conclusions:

. We consider Market Bosworth to be displaying generally good levels of vitality and viability when assessed and the
PPG indicators.

. It is apparent that the centre’s performance is largely underpinned by a strong (for the size of the centre) pub /
restaurant offer, capitalising on the centre’s proximity to Bosworth Battlefield. The overall vitality and viability of the
centre is likely to be underpinned by tourism to a greater extent than any other centre in the Borough.

° This popularity does appear to be causing some issues in terms of parking availability.

° The centre benefits from a good environmental quality and has just two vacant units at the time of our visit, which
we understand have subsequently been let.

° Again reflecting its dual offer as a centre for meeting local needs much of the comparison goods offer is given
over to specialist retailers, but there are facilities such as pharmacies also present in the centre.

Comparison goods ‘need’

The report assesses the ‘need’ for new comparison and convenience goods floorspace at the years of 2021, 2026, 2031
and 2036. In assessing the capacity for future comparison goods floorspace, it is important to note that forecasts
becoming increasingly open to margins of error over time, and accordingly should be refreshed throughout the
Council’s new Local Plan period. Accordingly, the capacity figures identified for the period beyond 2026 should be
considered indicative only.

Table A: Comparison goods floorspace capacity, Hinckley & Bosworth Borough

2021 2026 2031* 2036*
Comparison goods
‘need’ (sg.m net) -
Hinckley & Bosworth 1,400 4,600 10,000 14,500
Borough

Source: Table 8, Appendix |
*Indicative only, subject to review. Figures are cumulative

Table A shows that the Council will need to plan for up to 4,600 sq.m net additional comparison goods floorspace in the
period to 2024, increasing to indicatively up to 14,500 sq.m net by 203é. These forecasts are based on ‘constant market
shares’, i.e. assuming that the current comparison goods shopping patterns will remain unchanged over the duration of
the Plan period. Given the recent investment in Hinckley town centre, and coupled with the opportunity sites available in
the town centre, we believe the Borough is in a strong position to retain comparison goods market share moving
forward. However, it is recommended that a further refresh of the Borough’s comparison goods ‘need’ is undertaken
following opening of Castle Acres?, if the planning permission is implemented, to fully assess the influence it has over the
Borough’s patterns of shopping and therefore the ‘need’ for new comparison goods floorspace the Borough needs to
plan for.

1 Any update should allow for trading patterns to the new Castle Acres development to become fully established before new survey works takes place.
We would therefore recommend that a survey takes place at least one year after the full opening of the development. Even if this development does
not proceed, it is advised that the Council update their capacity forecasts at frequent intervals throughout the new Local Plan period.
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Convenience goods ‘need’

The Borough is served by a network of foodstores, and convenience goods shopping in the Hinckley urban area is mostly
self-contained. The most popular foodstore in the Borough in terms of the turnover attracted from the survey area is the
Asda store at Barwell Lane, Hinckley which attracts a convenience goods turnover of £36.4m. This is followed by
Morrisons in Hinckley (convenience goods turnover of £30.9m), Aldi in Hinckley (£19.9m) and Tesco in Hinckley (£19.7m).
Each of the stores are in an out-of-centre location in sequential terms. These four stores are all trading at around or
slightly above company average levels, with the exception of the Aldi store which is trading at over double company
average levels.

Based on a ‘constant market share’ (i.e. assuming that current patterns of convenience goods shopping remain
unchanged), Table B shows that there is a quantitative ‘need’ for an additional 3,400 sq.m net convenience goods
floorspace for the period to 2024, increasing to 4,200 sq.m net (indicatively) by 2036. This is a Borough-wide requirement;
whilst expenditure growth in the convenience goods sector is forecast to be relatively limited, the fact that the majority
of food shopping continues to be undertaken in ‘bricks and mortar’ foodstores, and as a consequence many of the
foodstores in the Borough are currently over-trading, there is a positive requirement for additional convenience goods
floorspace.

Table B: Convenience goods floorspace capacity, Hinckley & Bosworth Borough (constant market share)

2021 2026 2031~ 2036*

Convenience goods

‘need’ (sg.m net) -

Hinckley & Bosworth
Borough

3,200 3,400 3,700 4,200

Source: Table 8, Appendix I
*Indicative only, subject to review. Figures are cumulative

Commercial leisure assessment

Our study establishes that commercial leisure uses are playing an increasingly important role in the vitality and viability of
centres by providing complementary uses that strengthen both the daytime and evening economies of a centre.

Patterns of commercial leisure visits

The most popular type of commercial leisure activity for residents in the survey area is visiting restaurants, with just under
two-thirds of respondents (65.0%) stating they undertake this activity. When compared to similar studies we have
undertaken elsewhere we note this to be a slightly low figure; typically between 70-80% of respondents state that they
visit restaurants. This is likely to reflect that much of the survey area is largely rural in nature, meaning that some residents
will have to travel some distance to visit these (and indeed many other) leisure facilities.

Just under half (48.8%) of residents visit the cinema. The Borough’s provision has been significantly enhanced in respect
of cinema provision since the opening of the Cineworld cinema as one of two anchors (the other being Sainsbury’s) to
The Crescent. The opening of this facility means that residents in Hinckley no longer need to travel to Leicester, Nuneaton
or Coventry to visit the cinema. The new Cineworld now accounts for 50.8% of all cinema trips in the survey area, rising to
83.5% for residents in the Hinckley urban area (zone 1).

The Cineworld faces competition from some of the more rural parts of the Borough with the Vue cinema on the outskirts
of Leicester at Meridian Leisure Park. This facility benefits from a ten-pin bowling facility, a number of restaurants, easy
road access and free parking and is therefore strong competition to Hinckley town centre. We consider there is
potential, however, for the Cineworld to increase its market share from these rural zones if aligned to a strengthened
complementary town centre commercial leisure offer — particularly a better choice of family dining restaurants — to
help enhance the overall appeal of Hinckley town centre as a commercial leisure destination. The Council may wish to
consider measures such as free evening/off-peak car parking to act as a further stimulus to the creation of an ‘evening
economy’ in the town centre.

The range of arts and cultural venues in the Borough is quite limited, but the Concordia is an important asset and almost
one-quarter of all residents in the survey area state they visit this facility, increasing to almost 50% for the Hinckley urban
area (zone 1). Aside from visiting the Concordia, residents in the survey area generally look towards Leicester city centre
for their cultural visits, reflecting Leicester’s role as a regional-scale cultural destination with a wide range of facilities.
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Expenditure growth in the commercial leisure sector

By applying the Experian population projections (used as the basis of our retail capacity forecasts) to the most up-to-
date per capita expenditure data on leisure spending (Experian, 2014), we can obtain an indication of the likely growth
in leisure expenditure available to residents of the survey area. The amount of expenditure growth which is expected to
come forward in the commercial leisure sectors of 'cultural services' (spending on cinema, theatre, museums, live
music/entertainment and so on); 'recreation and sporting services' (admission to spectator sports such as watching
football matches, for example) and restaurants and cafes' (spending in both restaurants and cafes, and spending on
‘alcoholic drinks consumed outside the home’ (i.e. in pubs and bars) and on take-aways) is summarised in Table C. It
shows that the majority of commercial leisure growth will come forward in the restaurant and café sector, where growth
in expenditure of £68.6m in the survey area is forecast between 2016 and 2036.

Table C: Expenditure growth in key commercial leisure sectors, 2016-36

Change,
2016 (Em) 2021 (Em) 2026 (Em) 2031 (Em) 2036 €M) | 010 % o)
Cultural services 42.7 46.4 511 56,2 62.6 +19.9
Recreation & 15.9 17.2 19.0 20.9 29.2 +7.4
Sportlng services
Restaurants & 1473 159.9 176.1 193.9 215.9 +68.6
cafes

Source: Experian Micromarketer. Figures for survey area.

Commercial leisure gap analysis

As part of our commercial leisure assessment, we have undertaken a gap analysis of key commercial leisure facilities. We
do not consider there to be a qualitative need for any further cinema provision in the Borough following the opening of
the Cineworld facility. However virtually the entirety of the Borough falls outside the catchment area of existing ‘family
entertainment’ facilities (such as ten-pin bowling, ice skating and so on), with the nearest facilities of this nature located
in Nuneaton, Coventry and at Fosse Park, Leicester. This would point to a qualitative gap in provision and may present
an opportunity for the Borough in terms of enhancing and diversifying its leisure offer.

Borough-wide recommendations
Based on the findings set out above we make the following Borough-wide recommendations:

° HB1 — The Council should ensure that the core retail functions of the town and district centres in the Borough are
protected and, where possible, enhanced. Active uses on ground floor frontages should be encouraged
throughout primary and secondary locations, ensuring that contiguous frontages are provided, and avoiding
changes of use which break up the run of facades.

o HB2 — The Council should plan for the below Borough-wide new comparison and convenience goods floorspace
over the medium term period to 2026, and longer-term period to 2036:

Comparison goods: 4,600 sg.m net additional comparison goods floorspace by 2026, increasing to (indicatively)
14,500 sg.m by 2036.

Convenience goods: 3,400 sq.m net additional convenience goods floorspace by 2026, increasing to (indicatively)
4,200 sg.m net by 2036.

. HB3 — The above floorspace figures should be reviewed at regular intervals throughout the Council’s new Local
Plan period, because economic circumstances and retailing trends can change, often over a short space of time.
It is also recommended that a refresh of the comparison goods capacity is undertaken following the opening of
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Castle Acres, if this permission is implemented, to establish the effect this has had on shopping patterns and
therefore the ‘need’ for new floorspace2.

. HB4 — It is recommended that figures towards the end of the Local Plan period (i.e. beyond 2026) are considered
indicative, and should be subject to review and updating throughout the Plan period. Key inputs into the
quantitative ‘need’ assessment (such as population, expenditure growth rates, and levels of ‘special forms of
trading’ such as online shopping) will invariably change according to economic fluctuations. In parallel, patterns of
shopping and leisure visits will also continue to evolve as new development is brought forward across the wider sub-
region in competing centres.

. HB5 — Ensure a sufficient supply of suitable sites to meet the full extent of the quantitative ‘need’ outlined in
Recommendation HB2. The ‘need’ for new floorspace should not be compromised by limited site availability.
Floorspace should not be allocated to out-of-centre locations, in order to protect the vitality and viability of the
network of town and district centres.

. HBé — The identification of sites to meet the retail (and commercial leisure) floorspace ‘need’ should be subject to
the sequential test, and, in accordance with the approach set out in the NPPF and Council’s adopted Core
Strategy, be directed towards town and district centres in the first instance, followed by appropriate and well-
connected edge-of-centre sites.

. HB7 — Applications which seek to strengthen, diversify and enhance the commercial leisure offer of the network of
centres in the Borough should be supported in principle but directed towards Hinckley town centre in the first
instance as the highest order centre in the Borough.

° HB8 — We do not consider there to be a qualitative need to plan for any additional cinema provision in the
Borough over the course of the Plan period. Should any proposals for new development of this nature come
forward, they should be directed towards Hinckley town centre in the first instance as the highest order centre in
the Borough, and to support the wider vitality and viability of the centre.

. HB9 — There is a qualitative absence of ‘family entertainment’ facilities in the Borough at present and the Council
should consider applications which seek to deliver uses of this natures supportively in principle. Should any
proposals for new development of this nature come forward, they should be directed towards Hinckley town
centre in the first instance as the highest order centre in the Borough, and to support the wider vitality and viability
of the town centre.

° HB10 — In order to protect the vitality and viability of the Council’s network of town and district centres, an impact
assessment threshold of 500 sq.m (gross) should be adopted for all applications for retail and other ‘main town
centre’ uses. This will help protect the network of town and district centres from inappropriate edge and out-of-
centre retail development, ensuring that the local authority retains the greatest level of control during the decision-
making process.

° HB11 — Our performance assessment has demonstrated that the existing network of town and neighbourhood
centres in the Borough are currently performing a role which is generally consistent with their Core Strategy
classifications — that is to say, Hinckley as the highest-order ‘town centre’ with Earl Shilton, Barwell and Market
Bosworth performing more localised functions. However, reflecting the fact that Earl Shilton is a larger centre than
both Barwell and Market Bosworth (reflected in its greater comparison goods turnover, presence of a larger
foodstore etc) there may be, aligned to the Council’s regeneration aspirations for the centre, merit in introducing
an additional hierarchy tier, as follows:

* Town centre: Hinckley
 Large district centre: Earl Shilton
* District centre: Barwell

* Key rural centre: Market Bosworth (subject to review)

Such an approach would enable Earl Shilton becomes the principal centre serving the day-to-day shopping needs
of the existing and new residential communities in the area, with Barwell retaining a more local shopping focus. It is
recommended that Market Bosworth be retained as a ‘key rural centre’ but if an additional appropriately-scaled
supermarket comes forward over the course of the Local Plan period there may be scope for Market Bosworth to
be upgraded to a district centre.

2|t is recommended that if the Council are minded to undertake a refresh of their capacity forecasts following the opening of Castle
Acres, this is done after one year (or more) after the new development has commenced trading to enable shopping patterns to
become fully established.
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It should be noted that this hierarchy only includes the four centres which have been assessed as part of this study
and the council will need to review the role and function of its remaining network of centres as part of its Local Plan
Or review process.

Hinckley town centre recommendations
Our recommendations for Hinckley town centre are as follows:

. HTC1 — Continue to support and facilitate appropriate growth on sites in Hinckley town centre in order to support
and enhance its role and function as the highest order centre in the Borough and improve the attractiveness of the
retail and commercial leisure offer. This is necessary to ensure that Hinckley town centre consolidates and
potentially strengthens its market share against the offer of the competing centres in its catchment area, and will
also deliver other benefits such as increasing ‘dwell time’ of users in the centre, and more ‘linked trips’ spending.

. HTC2 — The core function of Hinckley town centre as a comparison goods shopping destination should be
protected and enhanced. This should be achieved through development and implementation of robust frontage
policies, which define the primary and secondary shopping frontages in Hinckley town centre. These policies will
assist in ensuring that a ‘critical mass’ of retail floorspace, which is key to driving footfall and visitor numbers, is
retained. Such an approach will also ensure the centre is as best placed as possible to withstand the potential
increased attractiveness of nearby locations which compete for market share.

. HTC3 — Hinckley town centre should continue to be the focus of the identified comparison goods capacity
requirements of 4,600 sq.m net additional floorspace by 2026. This is consistent with the role and function of
Hinckley town centre as the sole highest order centre in the Borough, and the need for continued investment and
development in the centre to support and enhance its long term vitality and viability.

. HTC4 — The Council should consider favourably proposals which seek to provide new comparison goods
floorspace in Hinckley town centre. This could include modernisation/ amalgamation of existing units within the
primary shopping frontage to provide larger-format floorspace which may be more attractive to higher profile
operators.

. HTC5 — Sub-division of existing units within the primary shopping frontage should be resisted, in order to meet the
needs of multiple retailers and provide a critical mass of comparison goods retailing in order to drive footfall3.

. HTCé — There is sufficient commercial leisure expenditure growth to support the development of additional new
café/restaurant and other commercial leisure uses in Hinckley town centre, building on the recent openings which
have taken place at The Crescent. Where possible these uses should be supported and encouraged across town
centre (within secondary shopping frontages, but not in primary shopping frontages) to help facilitate the
development of a vibrant evening economy.

. HTC7 — More generally, applications which seek to enhance the range of complementary ‘main town centre uses’
in secondary shopping frontages and the wider town centre area should be supported in principle, particularly
where they help to further diversity the offer/mix in the centre.

. HTC8 — Applications for new retail development outside primary shopping frontage will need to have regard to the
sequential and impact tests, as set out at paragraphs 24 and 26 of the NPPF. Applications for other ‘main town
centre uses’ which are not within a defined town centre boundary will need to have regard to the sequential test.

. HTC9 — We do not consider to be a need to plan for the development of a significant quantum of additional
convenience goods floorspace in Hinckley town centre, following the opening of the Sainsbury’s store at The
Crescent. However there may be scope for a smaller-format convenience store (indicatively up to 500 sq.m net) in
the Castle Street area, to replace the Co-Op food store which ceased trading and to address the fact that current
convenience goods provision is all located at the southern periphery of the town centre.

. HTC10 — The Council should seek to progress the redevelopment/reconfiguration of the Britannia Centre in the
short to medium term, in order to assist in meeting the identified quantitative comparison goods ‘need’ for the
Borough summarised in recommendation HB2. Any redevelopment should provide large-format, modern retail units
and introduce a contemporary shopping environment.

. HTC11 — Having acquired the site, the Council should seek to progress the redevelopment of the former Co-Op
Department Store on Castle Street as a further opportunity to introduce modern large-format comparison goods

3We consistently recommend retaining larger units in a primary shopping frontage, particularly if there a low vacancy rate in the
primary shopping frontage and opportunities for smaller/independent retailers to be accommodated elsewhere in the town centre.
However, it is recommended that this recommendation is reviewed as part of any future refresh of the Council’s retail and town
centre evidence base, and if a concerning number of long-term vacancies begin to arise in the primary shopping area then an
alternative approach could be considered.
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floorspace into the primary shopping area. The existing buildings on the site suffer from a poor, dated experience
and should, if possible, be replaced.

. HTC12 — The Council should continue to invest and support the market in Hinckley town centre, as this provides an
important complementary shopping role and footfall attractor.

. HTC13 — The Council should seek to develop and implement a co-ordinated approach to public realm and
wayfinding across Hinckley town centre to help unify the centre and enhance linkages between Castle Street and
The Crescent, as well as to other facilities such as the new leisure centre and Council Offices. The wayfinding which
has been introduced at The Crescent is of good quality and could be extended throughout the rest of the town
centre. Better directional signage is also required between the railway station and bus station/rest of the town
centre.

. HTC14 — The Council should continue to invest in and seek to build on recent positive initiatives to make Hinckley a
‘digital town centre’ in order to help drive footfall and broaden the centre’s customer base. Initiatives such as
‘click and collect’ points may provide future opportunities in this respect.

. HTC15 — Allied to recommendation HTC11, a co-ordinated approach to place marketing and the promotion of
special events in the town centre should be undertaken in conjunction with key stakeholders in the town centre,
including the Hinckley BID, the Council, and the owners of The Crescent and Britannia Centre.

. HTC16 - The council should consider amendments to the defined primary and secondary shopping frontages in
Hinckley town centre, to reflect the opening of The Crescent, in line with the recommendations set out in Section 9
of this study. The council will also need to amend the Town Centre boundary of Hinckley town centre to reflect the
opening of this development.

Earl Shilton, Barwell and Market Bosworth recommendations
We make the following recommendations for Earl Shilton and Barwell:

. ESB1 — The role and function of Barwell and Earl Shilton as district centres should be protected and enhanced over
the course of the Council’s new Local Plan period.

. ESB2 — Allied to recommendation HB11, it is recommended that the Council consider classifying Earl Shilton as a
‘major district’ centre, as it performs an elevated role and function compared to that of Barwell (and also Market
Bosworth).

. ESB3 — The Council should not plan for the development of a significant quantum of additional comparison goods

retail floorspace in the centres of Earl Shilton and Barwell. Development of significant additional floorspace would
result in the centres’ undertaking a role and function not in keeping with their classification as district centres.

. ESB4 — The Council should seek to provide an additional convenience goods foodstore (indicatively, 1,500 — 2,000
sgq.m net, i.e. of suitable size for meeting local residents daily and weekly shopping needs) in the Earl Shilton /
Barwell area in the short-to-medium term, in order to assist in meeting the convenience shopping needs of the new
residential communities, improve consumer choice and promote more sustainable shopping patterns. Reflecting
Recommendation HB6, applications for new development which are not within a defined primary shopping
frontage will need to demonstrate compliance with the sequential and impact ‘tests’.

. ESB5 — Applications which seek to enhance existing provision, or provide new retail floorspace appropriate in scale
to the role and function of the centre should be supported in principle. Applications for the development of other
‘main town centre’ uses should also be supported in principle where they will make a positive contribution to the
vitality and viability of the centre, providing they are of a scale appropriate to the role and function of the centre.

. ESBé — The Council should seek to ensure that Earl Shilton and Barwell district centres continue to meet a broad a
range of day-to-day shopping needs as possible, and therefore applications which would result in a reduction in
the number of units in the centre (and therefore a reduction in the diversity of uses) should generally be resisted.

. ESB7 — The Council should develop and implement robust frontage policies, defining primary and secondary
shopping areas in both centres. These policies will assist in ensuring that a ‘critical mass’ of retail floorspace —
which is key to driving footfall — is retained in each centre.

. ESB8 — Applications which seek to enhance the range of complementary ‘main town centre uses’ in secondary
shopping frontages and the wider town centre area should be supported in principle, particularly where they help
to further diversity the offer/mix in the centre.

. ESB9 — The Council should continue to invest in enhancing the public realm and visual appearance of Earl Shilton
and Barwell centres, in order to support their wider vitality and viability.
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. ESB10 — The Council should ensure that new residential communities which are expected to come forward on the
edge of the Barwell / Earl Shilton should have satisfactory access to a range of day-to-day convenience and
comparison goods shopping facilities within the new developments, in the form of a local centre/neighbourhood
parades. It is recommended that a proportion of the identified comparison and convenience goods capacity
requirements for the Borough are ‘ring-fenced’ to support these local shopping needs.

We make the following recommendations for Market Bosworth:

. MB1 — The council should classify Market Bosworth as a ‘key rural centre’ in any future review of its hierarchy of
centres. The role and function of Market Bosworth as a key rural centre should be protected and enhanced over
the course of the Council’s new Local Plan period. However, if additional convenience goods provision comes
forward (see recommendation MB3) there may be scope to review the classification of Market Bosworth in the
Borough'’s retail hierarchy.

. MB2 — It is considered that the Council should not plan for the development of a significant quantum of additional
comparison goods retail floorspace in Market Bosworth over the course of the new Local Plan period.
Development of significant additional floorspace would result in the Market Bosworth undertaking a role and
function not in keeping with its current classification as a ‘key rural centre’.

. MB3 — The Council should seek to provide an additional convenience goods foodstore (indicatively, 500 — 1,000
sg.m net) in Market Bosworth in the short-to-medium term, in order to promote more sustainable shopping patterns.
Reflecting Recommendation HB6, applications for new development which are not within the defined primary
shopping frontage will need to demonstrate compliance with the sequential and impact ‘tests’.

. MB4 — Applications which seek to enhance existing provision, or provide new retail floorspace appropriate in scale
to the role and function of the centre should be supported in principle.

. MB5 — Applications for the development of other ‘main town centre uses’, particularly commercial leisure uses
such as cafes, restaurants and pubs, should also be supported in principle, as our assessment has confirmed these
make a positive contribution to the vitality and viability of the centre. Applications for new development should
only be supported where they are of a scale appropriate to the role and function of the centre.

. MBé — The Council should seek to ensure that Market Bosworth continues to meet a broad a range of day-to-day
shopping needs as possible, and therefore applications which would result in a reduction in the number of units in
the centre (and therefore a reduction on the diversity of uses) should generally be resisted.

. MB7 — The Council should develop and implement robust frontage policies, defining primary and secondary
shopping areas.

. MB8 — Whilst Market Bosworth generally benefits from a strong environmental quality, continued investment should
be made in enhancing this over the course of the Local Plan period in order to support its continued vitality and
viability.

. MB9 — Our assessment has identified that tourism plays an important role in the vitality and viability of Market

Bosworth; as the centre benefits from close proximity to one of the area’s key attractors, Bosworth Battlefield,
support should be given to place-marketing and tourism strategies that co-promote the two locations.

Monitoring and next steps

Our study has identified that the four centres in the Borough which this study has considered generally benefit from good
levels of vitality and viability, although all four have areas where improvements or enhancements to provision are
required in the short to medium term.

Prior to this study, the Council’s previous retail capacity evidence base study was completed in 2007, almost a decade
ago, and it is recommended that, moving forward, the Council updates its evidence base at more frequent intervals —
particularly if developments come forward either within or surrounding the Borough which are likely to impact on
comparison goods market share and therefore expenditure retention rates (such as the approved Castle Acres scheme
for example). Other key data inputs into the capacity forecasts, such as expenditure growth rates and ‘special forms of
trading’ rates (e.g. online shopping) are also frequently published, confirming the need for the Council to maintain an
up-to-date retail evidence base.
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INTRODUCTION

GVA has been instructed by Hinckley & Bosworth Borough Council (‘the Council’) to undertake a ‘Town and District
Centres Study’ for the Borough. The study will form part of the evidence base which will underpin the production of the
Council’s new Local Plan which will, upon adoption, set out a vision for and guide development in the Borough over the
period to 2036. The Town and District Centres Study will be used to inform the retail and town centres policies in the new
Local Plan, and assist in the determination of planning applications for new retail and commercial leisure development
in the Borough.

This study provides:

o A review of relevant national and local planning policy in relation to retail and town centre development;

o An assessment of current and future market trends in the retail and leisure sectors, including the influence of online
shopping and other sectoral trends;

o An assessment of existing retail and commercial leisure provision (including ‘evening economy’ uses) in the
network of town and district centres in the Borough (the scope of our information relates solely to reviewing the role
and function of the centres of Hinckley, Earl Shilton, Barwell and Market Bosworth);

° A broad overview of the retail and commercial leisure offer and planned new developments in key competing
centres such as Leicester (including Fosse Park), Nuneaton and Coventry;

o An updated household telephone survey of shopping patterns of residents in Hinckley & Bosworth Borough and
surrounding areas, which also identifies patterns of leisure trips, and attitudinal responses in terms of likes and dislikes
about the centres in the Borough which they use;

o An assessment of the effect which the opening of The Crescent, a major new retail / commercial leisure scheme in
Hinckley town centre, has had on shopping patterns;

o Estimates on the growth in comparison (non-food), convenience (food) and commercial leisure expenditure over
the period to 2036;

o Estimates of the quantitative ‘need’ for new comparison and convenience goods floorspace with the Council
should plan for over the period to 2036, having regard to the NPPF requirement that local planning authorities must
identify sufficient sites to meet identified needs in full;

o A high-level consideration of opportunity sites which could potentially accommodate the identified needs; and

° A series of strategic recommendations to help guide the formulation of retail policies in the Council’s new Local
Plan.

The outputs of the study provide the Council with a clear strategy for its network of town and district centres to ensure
that they remain attractive, vibrant centres over the course of the Plan period, fully able to meet local residents’
shopping, leisure, services and cultural needs. Our study provides a robust evidence base which is fully compliant with
the National Planning Policy Framework (NPPF), which the Council will be able to use to inform policy development and
land use allocations.

Our study has been informed by on-site and desk-based information-gathering, including site visits to each of the four
centres which we have been instructed to assess. As noted above, further evidence is provided by way of an updated
household telephone survey of shopping and leisure patterns across the Borough, and adjacent surrounding areas in
which residents may look towards facilities in the Borough to meet their shopping and leisure needs (‘the survey area’).
The results of the household telephone survey can also be used to understand the extent to which centres surrounding
the Borough are competing for spending with the network of centres within the Borough.

The extent of the survey area was agreed with the Council at the initial stage of preparation of this study, and reflects
that which was used in the Council’s previous retail capacity evidence base study (Hinckley & Bosworth Retail Capacity
Study, Roger Tym & Partners, 2007). A plan of the survey area is provided at Plan | of Volume 2 (and is also set out at
Figure 6.1 of this report). This study updates the findings of the Council’s previous evidence base study (referred to as the
‘2007 Retail Capacity Study’) in full.
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Structure of report

Our report is split into three volumes. This report forms Volume 1 to the study; Volume 2 sets out supporting plans and
appendices and also a summary of responses received as part of an operator demand assessment undertaken
alongside this main study; Volume 3 provides the household telephone survey data (prepared by NEMS Market
Research). The remainder of this report (Volume 1) is structured as follows:

. Section 2 sets out our review of national, strategic and local planning policies relevant to retail and leisure planning;

. Section 3 considers national trends in the retail sector, and in particular the implications of recent economic growth
and technological advances which are impacting on shopping habits;

. Section 4 considers the wider study context, identifying the most popular shopping destinations for residents in the
survey area, the key competing centres surrounding the Borough, and the extent to which these centres influence
the shopping patterns of residents;

. Section 5 reviews the composition, role and function of current shopping and commercial leisure provision in
Hinckley town centre and the three smaller centres of Earl Shilton, Barwell and Market Bosworth, through ‘health
check’ assessments, as well as reviewing out-of-centre shopping provision in the Borough. In this section we also set
out a summary of operator demand for representation in the Borough following a targeted consultation exercise
undertaken in support of this study (full details of which we set out at Appendix Il to Volume 2);

. Section é sets out our approach to calculating retail capacity, including definition of the household telephone
survey area and discussion of approach to the household telephone survey;

. Section 7 sets out the quantitative ‘need’ for additional convenience (food) and comparison (hon-food) retalil
floorspace in the Borough over the Council’s new Local Plan period to 2036;

. Section 8 sets out our review of commercial leisure provision within and outside the Borough, and draws conclusions
on the quantitative and qualitative need for additional commercial leisure facilities;

. Section 9 provides a review of the Council’s defined primary and secondary shopping frontages in Hinckley town
centre, as well as providing commentary on a suggested retail hierarchy for the Borough; and

. Section 10 draws our analysis together and set out conclusions, strategic guidance and recommendations on
future change and growth in the Borough’s network of centres.

Key terms

A glossary of key terms which are used throughout this study is appended to the rear of Volume I.
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PLANNING POLICY CONTEXT

In this section we summarise the key features of national and local planning policy guidance which provides the context
and framework for this study.

National policy context
National Planning Policy Framework (NPPF), 2012

The National Planning Policy Framework (NPPF), published on 27 March 2012, sets out the Government’s planning
policies for England and replaces the suite of national Planning Policy Statements, Planning Policy Guidance and
Circulars with a single document.

The NPPF continues to recognise that the planning system is plan-led and therefore Local Plans, incorporating
neighbourhood plans where relevant, are the starting point for the determination of any planning application. In line
with the Government’s aim to streamline the planning process, each Local Planning Authority (LPA) should produce a
single Local Plan for its area with any additional documents to be used only where clearly justified.

The NPPF maintains the general thrust of previous policy set out in PPS4 — Planning for Sustainable Economic Growth
(2009). It advocates a ‘town centres first” approach, and requires planning policies to positively promote competitive
town centre environments and manage the growth of centres over the plan period. In planning for town centres LPAs
should:

o Recognise town centres as the heart of their communities and pursue policies to support their viability and vitality;

o Define a network and hierarchy of centres that is resilient to anticipated future economic changes;

o Define the extent of town centres and primary shopping areas, based on a clear definition of primary and
secondary shopping frontages in designated centres and set policies that make clear which uses will be permitted
in such locations;

o Promote competitive town centres that provide customer choice and a diverse retail offer which reflect the
individuality of town centres;

o Retain and enhance existing markets and, where appropriate, re-introduce or create new ones, ensuring that
markets remain attractive and competitive;

o Allocate a range of suitable sites to meet the scale and type of economic development needed in town centres.
Where town centre sites are not available, LPAs should adopt a sequential approach to allocate appropriate
edge of centre sites;

o Set policies for the consideration of proposals for main town centre uses which cannot be accommodated in or
adjacent to town centres;

° Recognise that residential development can play an important role in ensuring the vitality of centres; and
° Where town centres are in decline, plan positively for their future to encourage economic activity.

LPAs should ensure that the Local Plan is based on adequate, up-to-date and relevant evidence about the economic,
social and environmental characteristics and prospects of the area. These assessments should be integrated and take
full account of relevant market and economic signals. LPAs should use the evidence base to assess, inter alia;

o The needs for land or floorspace for economic development, taking account of both quantitative and qualitative
requirements for all foreseeable types of economic activity over the plan period, including retail and commercial
leisure development;

° The existing and future supply of land available for economic development and its sufficiency and suitability to
meet the identified needs;

° The role and function of town centres and the relationship between them, including any trends in the performance
of centres; and

° The capacity of existing centres to accommodate new town centre development.
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25 Consistent with transitional arrangements, the Local Plan will be examined by an independent inspector whose role it is
to assess whether the plan is ‘sound’. In order to be found sound the Plan should be:

o Positively prepared i.e. based on a strategy which seeks to meet objectively assessed development and
infrastructure requirements

o Justified i.e. the most appropriate strategy, when considered against the alternatives;
D Effective i.e. deliverable over its plan period and based on effective joint working; and
o Consistent with national policy i.e. enable the delivery of sustainable development

2.6 Overall, the NPPF adopts a positive approach, with a presumption in favour of sustainable development and support for
economic growth. In terms of decision-making, applications for planning permission must be determined in accordance
with the development plan unless material considerations indicate otherwise. The NPPF is a material consideration in
planning decisions.

National Planning Practice Guidance (NPPG) (2014)

2.7 In March 2014 the Department for Communities and Local Government (DCLG) launched the online planning practice
guidance, which cancelled a number of previous planning practice guidance documents, including the Practice
Guidance on Need, Impact and the Sequential Approach (2009). Although it does not constitute a statement of
Government policy, it provides technical guidance on how to prepare a robust evidence base and how to assess the
impact of proposals for main town centre uses. The web-based resource provides guidance on how to assess and plan
to meet the needs of main town centre uses in full through production of a positive vision or strategy for town centres.

Local policy context

2.8 The Development Plan for Hinckley & Bosworth Borough Council covers the period 2006 — 2026. The Development Plan
consists of a series of documents setting out detailed policies and specific proposals for guiding development and land
use within the Borough up to 2026. The Development Plan documents relevant to this study comprise:

o the Core Strategy (2009);

o the Hinckley Town Centre Area Action Plan (2011);

° the Earl Shilton and Barwell Area Action Plan (2014); and

° Site Allocations and Development Management Policies DPD (2016)

2.9 The policies saved under Paragraph 1(3) of Schedule 8 of the Planning and Compulsory Purchase Act 2004 from the
Local Plan (2001) are a material consideration.

Hinckley & Bosworth Core Strategy (2009)

2.10 The Core Strategy sets out the overarching strategy and core policies to guide the future development of the Borough
up to 2026. Whilst the Core Strategy does not set out a clear settlement hierarchy for the Borough, it identifies the four
main settlements to be Hinckley, Earl Shilton, Barwell and Burbage*, with Hinckley the largest of these centres and having
a ‘sub-regional’ role (reflecting its classification at the time of the then-adopted East Midlands Regional Plan). The Core
Strategy sets out measures to revitalise Hinckley’s town centre, identifying under-performance as a sub-regional centre
due to a lack of investment, poor quality public realm, a low retail and cultural offer, vacant property, and limited night
time economy. Having identified the shortcomings in the town centre, the Council developed a strategy to improve the
area.

2.11  Within Hinckley, the Council support the development of approximately 21,100 sg.m (net) of new comparison goods
floorspace, primarily located in a redeveloped Britannia Centre and an additional 5,300 sg.m (net) convenience goods
floorspace (Policy 1). These figures are sourced from the Council’s previous Retail Capacity Study (from 2007) which this
study seeks to update.

2.12 The Core Strategy sets out that both Earl Shilton and Barwell District Centres will be supported for regeneration, including
public realm improvements, while not competing with Hinckley town centre (Policies 2 and 3). Meanwhile, Market

4We have not been asked to consider the role and function of Burbage as part of this Study, however the Council has requested
consideration of Market Bosworth, which is identified by the Core Strategy as a ‘Key Rural Centre’
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Bosworth is a lower order centre, whereby new retail development should support local need and not have a
detrimental impact on Hinckley town centre (Policy 7).

Site Allocations and Development Management Policies DPD (2016)

The Site Allocations and Development Management Policies DPD identifies sites for uses such as housing, employment,
retail, open space and community facilities. Delivering the aims of the Core Strategy, it also contains planning policies
used to assess applications over the plan period to 2026.

The DPD identifies that all applications for the provision of new ‘main town centre uses’ (as defined by the NPPFowill be
required to adhere to sequential approach for locating sustainable town centre uses, with Hinckley town centre, district
centres or local centres as the first location for new town centre uses (Policy DM21). In maintaining high levels of design
and to ensure local distinctiveness, the Borough Council will grant planning permission for new and refurbished shop
fronts (Policy DM23).

Hinckley Town Centre Area Action Plan (2011)

The Area Action Plan for Hinckley town centre forms part of the Development Plan, setting out the statutory planning
policy for new development in the Hinckley town centre. The Action Plan aims to bring together a collection of
documents to form an overall vision for the centre. The 2007 Retail Capacity Study identified an under performance of
the centre, due to a high ‘leakage’ of activity to other centres that could be retained in the centre, enhancing Hinckley
as a sub-regional centre; the Area Action Plan therefore responds to a number of these identified challenges.

Most of Hinckley’s retail floorspace is concentrated along Castle Street, Regent Street, and Station Road. The Area
Action Plan identifies that measures to improve the centre’s environmental quality have been undertaken, including the
pedestrianisation of Castle Street. Spatial Objective 3 identifies a need to increase and improve the range of retail
provision in the town centre to support Hinckley’s role as a sub-regional centre.

Further to this, the Area Action Plan aims to enhance the town centre’s image to developers, retailers, residents and
visitors (Strategic Objective 4). Policy 4 identifies new comparison retail located at the Britannia Centre/Castle Street
would improve the focus within Hinckley and additionally improving the frontage and connectivity of the centre,
building on one of the key recommendations of the 2007 Retail Capacity Study. Public realm improvements will be
sought through developer contributions and partner organisations, to enable pedestrian priority routes, pavement
widening, and environmental quality measures.

The Stockwell Head area is identified within the Area Action Plan as having potential for redevelopment and the AAP
contains a policy to help guide this. While the site is not within the town centre boundary, its proximity to it means that
development of the site could have an impact on the town centre. This site currently includes a mix of uses including the
Concordia Theatre, Working Men’s Club, Baptist Chapel, a residential terrace overlooking Baptist Walk, offices, industrial
premises, car parking and retail outlets. Policy 2 of the AAP contains aspirations to provide, among other things, mixed
use development containing office and commercial floorspace and residential units to the east of Baptist Walk, as well
as car parking facilities, and these aspirations are supplemented through allocations within the Site Allocations DPD (as
mentioned above).

Earl Shilton and Barwell Area Action Plan (2014)

The Area Action Plan covers the existing settlement areas of Earl Shilton and Barwell and, in addition, areas proposed for
urban extensions. The AAP sets out the scope for new residential development to come forward in the town, as these
centres will act as the focus for new housing growth in the Borough over the Council’s new Local Plan period. The Area
Action Plan identifies that the retail offer in the urban extensions should provide local convenience retail and not detract
from the District Centres (Policies 9 and 15).

Market Bosworth Neighbourhood Development Plan (2014)

A Neighbourhood Development Plan for Market Bosworth was published in 2014. It identifies the areas in Market
Bosworth where residential growth should come forward, and sets out strategies for other key issues identified in the
consultation process undertaken as part of the preparation of the Plan, such as maintaining, enhancing and conserving

5 The NPPF (Annex 2) defines ‘main town centre uses’ as including “retail development (including warehouse clubs and factory outlet
centres); leisure; entertainment facilities/more intensive sport and recreation uses (including cinemas, restaurants, drive-through
restaurants, bars and pubs, night-clubs, casinos, health and fitness centres, indoor bowling centres and bingo halls); offices; and arts,
culture and tourism development (including theatres, museums, galleries and concert halls, hotels and conference facilities).
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the character and historic environment of Market Bosworth; improving pedestrian access to the railway and canal
corridor; improving communications (broadband and mobile network) and better managing traffic flow and
congestion. There are no policies contained within the Plan of direct relevance to the outputs of this Study.

Conservation Areas

A conservation area is an area of special architectural or historic interest, whereby the designation recognises the
unique quality of an area as a whole. Within the Borough is 28 designation conservation areas and the centres of
Hinckley town centre, Barwell and Market Bosworth all have defined conservation areas.

Hinckley town centre was first desighated as a conservation area in 1986 and extended in 1998. The conservation area
appraisal identified the key issue to relate to the inclusion of negative buildings, which are buildings that do not relate to
the historic context of the area. Castle Street is identified as a particularly weak location for the built environment. In
close proximity to the town centre conservation area are two additional designations — Hollycroft and Druid Street
conservation areas; although neither directly relates to Hinckley town centre as defined in policy terms.

Barwell includes two separate conservation areas (‘Area A’ and ‘Area B’). Area A is relevant to this study as it covers the
entirety of the centre, excluding the retail units to the north of High Street (Stapleton Lane and Chapel Street). The High
Street is recognised in the appraisal as a key street within the town, although the conservation area contains several
modern developments which appear out of context with the historic streetscape of Barwell.

Market Bosworth conservation area covers the whole of the defined centre, with the designation declared in 1974. The
street scene is emphasised by the traditional shop fronts, signage and street furniture. The conservation area’s historic
character has remained largely intact with limited intrusion from more recent development. The designated centre
comprises entirely of listed buildings and important local buildings.

Existing Evidence Base

As set out in Section 1, this Study updates the findings of the Council’s previous retail evidence base, which comprise:

° Hinckley & Bosworth Borough Retail Capacity Study (2007); and the
° District, Local and Neighbourhood Centre Review (2014).

The Hinckley & Bosworth Borough Retail Capacity Study (Roger Tym & Partners, 2007) (henceforth, ‘the 2007 Study’)
identified Hinckley Town Centre to be healthy, with a good representation from national multiple retailers. The Town
Centre had a low vacancy rate, with no concentrations of vacant units, and good levels of footfall. Nevertheless, the
Study identified room for improvement in, most notably, the clothing retail sub-category. In addition, the town centre
included a limited convenience goods offer and only a single department store - the Co-Op Home and Living. Since the
2007 study was completed, this store was subsequently closed.

The 2007 Study identified that only 32% comparison expenditure of residents of the ‘catchment area’ used as the basis of
the study was being retained in Hinckley. The main outflows (or ‘leakage’) of comparison expenditure were to Fosse
Park, Leicester city centre, and Nuneaton town centre.

The 2007 Study set out a number of opportunities for meeting the needs of Hinckley town centre for the location of future
retail development, in particular:

° At least one substantial development scheme to provide units of the right size, configuration and trading
environment to attract the retailers missing from Hinckley.

° Development of the Britannia Centre/Castle Street to develop the floorspace of the town centre significantly.

° An extensive Bus Station/Brunel Road area development to accommodate a significant retail-led scheme (this has
subsequently been implemented as The Crescent).

The District, Local and Neighbourhood Centre Review (2014) identified Earl Shilton and Barwell to be performing better
than the Council’s previous review, undertaken in 2012, with vacancy rates decreasing in both centres. Although the
vacancy rates have improved, the neighbourhood centres have remained the position as the centres with the greatest
level of vacant units. The regeneration of the centres are supported by the Council, reflected in both the Core Strategy
policies and the Earl Shilton and Barwell Area Action Plan (both reviewed above). Market Bosworth retained a zero per
cent vacancy rate.
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STUDY CONTEXT

In this section we set out a summary of current national trends in respect of the retail and commercial leisure sectors,
which can have implications for future growth of centres and demand for new retail floorspace. As part of our
assessment, we consider the potential implications of these trends on centres in Hinckley & Bosworth Borough.

A return to growth, but a slowing recovery

The 2007 Study was undertaken at a time of strong economic growth, but this was subsequently followed by a severe
economic downturn which impacted on people’s spending patterns and constrained levels of economic growth.
Analysis published by Experian identified that following several years of subdued performance, including the period of
recession; a ‘strong economic upswing’ subsequently took place, driven by increases in consumer spending and
business investment.

In their Retail Planner Briefing Note (November 2016), Experian comment that the pace of economic growth has
lessened since 2014 and this is likely to continue in the short term:

‘The UK recovery has continued into 2016. However, there has been some moderation to the pace of upswing since
2014... the recovery has become increasingly reliant on consumer spending as investment has slowed. The near term
outlook has become more uncertain following the UK referendum vote in June 2016 in favour of leaving the EU. While the
economy has thus far proved resilient, the vote has created major uncertainties, which are expected to take a toll on
business sentiment, investment and hiring plans over the coming year’.

In terms of terms of future projections of consumer spending, Experian’s outlook is cautious, stating that:

‘We expect consumer spending to begin to weaken over 2017, suffering from higher inflation in the wake of the steep
fall in the sterling’s exchange rate since the referendum. Wage growth remains modest and is likely to be overtaken by
higher inflation, which in turn will constrain spending power’.

Experian conclude that ‘the outlook for the next two years for the UK economy has weakened significantly following the
Brexit vote’. In the medium term, Experian consider that ‘the repercussions of the recession and the implications of the EU
referendum vote are set to hamper economic progress for a few years. Much will depend on the outcome of trade
negotiations and terminating involvement with the EU. These negotiations could take several years to conclude, and in
the meantime, uncertainty over the final deal is expected to constrain business confidence and investment plans’.
Experian forecast a return to somewhat stronger levels of growth, particularly in terms of opening on non-food goods,
from 2019.

There has therefore been a return in confidence to consumer spending in recent years, which offers potential for
strongly-performing town centres to capitalise on, although the most recent guidance from Experian suggests that this
recent return to confidence is now being challenged by the uncertainty arising from the referendum vote in June 2016
— as well as other changes in the retail sector which we discuss below.

Changing Retailer Space Requirements

During the recession retailers’ margins were squeezed, whilst other costs have continued to rise and a raft of multiple and
independent retailers have either collapsed or significantly shrunk their store portfolios in recent years. The growth of the
internet means that retailers no longer need stores in every town to achieve national coverage, and many are therefore
focusing their development programmes on the provision of large flagship stores in strategic locations, supported by
smaller satellite stores and transactional websites. Many operators are continuing to close stores in less-profitable, smaller
locations as leases expire.

The larger flagships accommodate full product ranges whilst smaller stores offer more select ranges, sometimes
supplemented by internet kiosks allowing access to the full range. This offers many advantages to retailers including
lower property costs, more efficient logistics and being able to open stores where there is a high level of demand
despite there being space restrictions. This ‘polarisation’ of retailing is enabling larger dominant centres to continue to
attract key flagship formats. This can pose a particular challenge to smaller and medium-sized centres, where there are
higher order centres in close proximity. Hinckley’s proximity to higher-order shopping destinations such as Leicester, Fosse
Park and (albeit to a lesser extent) Coventry and Birmingham is a good example of this.
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An often inevitable consequence is that smaller and medium-sized centres (such as Hinckley) become home to more,
value-orientated retailers - Poundland, Wilko, Primark and so on — who are more reluctant to pay the rental costs
associated with higher-order centres, and, much in the same way that Woolworths previously did, are developing a
comprehensive network of coverage in smaller towns, often by being able to acquire prime retail sites at relatively
competitive rates. Hinckley town centre in some ways encapsulates this trend — the centre has a strong representation
from the more value-orientated retailers, but lacks representation from many ‘mainstream’ operators such as Marks &
Spencer, Next or H&M.

The exception to the above trend is smaller centres which have an existing upmarket / specialist retail offer which was
less affected by the economic downturn, and therefore fewer opportunities for value retailers to take space have
materialised. This has enabled centres such as Market Harborough, Marlow, Henley-on-Thames, Horsham and
Sevenoaks, for example, to continue to perform strongly throughout the economic downturn, by offering a curated,
specialist retail offer often centred around an upmarket clothing, homewares, and casual dining offer. Typically these
centres also offer a strong historical setting and environmental quality which increases their attractiveness as
‘destinations’ (a point we discuss further below).

Internet Growth & Multichannel Retailing

The online shopping population is reaching saturation, and any future growth in the market is likely to come from
increased spend driven by new technology, a better ‘browsing’ experience and improved delivery options. In other
words, in percentage terms the proportion of the population who wish to/intend to participate in online shopping is
unlikely to get significantly higher than it currently is — however the proportion of total spend which people are expected
to undertake online is expected to continue to increase. The growth in online sales has previously raised concerns about
the continued need for bricks and mortar stores; however trends indicate that online and in-store shopping channels are
becoming increasingly blurred as a consequence of emerging trends such as ‘Click & Collect’.

The ‘Click & Collect’ market is the largest on-line growth sector in the UK at the current time. It is forecast to be one of
the most significant drivers of growth, with expenditure set to grow by 82% between 2014 and 2019 to £6.5bn (Verdict
2014). Verdict comment that ‘the importance of Click & Collect should not be underestimated. Maintaining a store
network that can offer locality, whilst also having highly informative websites to drive growth, is now a fundamental
requirement’. It can be used as an important tool in helping town centres to continue to have an important role and
function, by being a footfall generator in its own right.

A number of national retailers who are trading in Hinckley town centre operate ‘Click & Collect’ facilities, with examples
including Sainsbury’s, Boots and Wilko. It is noteworthy that of the top ten online retailers in 2015, seven have a physical
presence on the UK High Street, and all of these offer ‘Click & Collect’ facilities (Figure 3.1). Of these seven, three —
Sainsbury’s, Argos and Dixons Carphone (trading as Carphone Warehouse) are currently trading in Hinckley town centre,
whilst both Tesco and Asda trade elsewhere in the town. Despite being a relatively new concept for the retail sector to
embrace, ‘Click & Collect’ is therefore affirming that physical stores can continue to have a role in the multichannel
shopping environment. Increasingly, local shops and newsagents are also offering ‘Click & Collect’ facilities, using
networks such as CollectPlus, which partners with brands such as ASOS, John Lewis and House of Fraser to deliver online
orders to a network of 6,000 local shops across the country, and convenience stores operated by Nisa, Spar and
Costcutter.

Figure 3.1: Top ten UK retailers by online revenue, 2015

Amazon*
Tesco

Argos 1.89
John Lewis 7 1.46

Next — 1.3
Shop Direct* — 1.2
Sainsbury's 1.2
Asda = 1.2
Ocado* | 1.09
Dixons Carphone || | |
0 1 2 3 4 5
Online revenue, 2015 (£bn)

Retailer (*online only)

Source: Retail Week/Prospect, January 2016. *denotes online only stores. Note: John Lewis also have Click & Collect facilities
available via Waitrose stores
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The role of the town centre

The town centre has been the main shopping channel for centuries, but in the face of new forms of e-tailing (i.e. online
shopping) and m-tailing (shopping through mobile phones, tablets and so on) competition many centres will need to
continue to adapt in order to remain viable shopping destinations. This may include initiatives which ‘blur the lines’
between physical and online retail; Hinckley town centre was, for example, the town first centre in the country to install
free Wi-Fi across the town centre, in a move that has been replicated by many other centres.

Across the UK, footfall decreased in High Street locations during the final quarter of 20156, emphasising the need for
centres to offer a broad a range of uses as possible to assist in driving footfall. Centres increasingly need to be locations
for leisure and social activities as well as traditional retailing, offering a broad range of uses which includes bars,
restaurants, cafes, cinemas and community spaces. The contribution this broad range of uses can make to town centre
vitality and viability is established in a number of recent studies, such as the Portas Review. Recent and planned town
centre schemes in smaller centres such as Loughborough, Wokingham, Bracknell, Addlestone, Dover and Stratford-upon-
Avon all include a significant commercial leisure element as part of their offer. Reflecting this trend, the recently-opened
Crescent scheme in Hinckley town centre also includes a commercial leisure component, as we discuss below.

However, our health check assessment of Hinckley town centre (Section 5) confirms that, away from the Crescent, there
remains an under-provision of some commercial leisure uses, particularly family dining restaurants, in Hinckley town
centre, which means that footfall, particularly outside of retail trading hours, is not as strong as it could potentially be.

Centres which can offer a unique/specialist retail and leisure offer which cannot be matched online are also likely to
continue to perform strongly. Enhancing the non-retail offer so town and district centres function as more than just retail
locations will help drive footfall and increase dwell time.

Town centres should, therefore, seek to promote unique selling points which help to differentiate their offer from other
centres, rather than trying to directly compete with larger / higher-order centres. These unique selling points may include,
for example, leisure, heritage or tourism assets — Market Bosworth is an example of a centre which already is fulfilling this
role well. Hinckley & Bosworth Borough Council have recently submitted a Townscape Heritage Initiative bid which seeks
to enhance Hinckley town centre along these lines, with a first-round application submitted to the Heritage Lottery Fund
in August 2016. It will also be important for robust place marketing strategies to be putin place to ensure such assets are
fully capitalised on, and the Council should work with other groups such as Business Improvement Districts, Leicestershire
County Council, Go Leicestershire and similar organisations to help promote the centres in the Borough.

Itis also important that town centres are made as accessible as possible, with affordable car parking, ease of access by
frequent and reliable public transport (both during the daytime and to support the evening economy), as well as
investment in public realm and place-marketing initiatives.

The convenience sector

3.19 The convenience
goods market has witnessed a
fundamental change in shopping
patterns in recent years, as smaller-
format ‘convenience’ stores such as
Sainsbury’s Local, Tesco Express, Co-Op,
Marks & Spencer Simply Food and Little
Waitrose have grown store numbers. For
example, the number of Sainsbury’s
Local stores (now approaching 800 in
the UK) has overtaken the number of
full-line Sainsbury’s stores, whilst Marks &
Spencer have recently confirmed plans
to close 30 underperforming full-line
stores but seek an additional 200 smaller
food-only stores by 2019. A number of
the company’s existing outlets will also

Sainsbury’s, Hinckley

6 Source: British Retail Consortium, January 2016
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be converted to food-only sales.

The main foodstores (i.e. the ‘big four’ — Asda, Morrisons, Sainsbury’s and Tesco) have responded to these changes by
reigning in substantial expansion of their estates, particularly in terms of larger-format superstores. Both Tesco and
Morrisons announced a closure programme of underperforming stores in 2015, and further store closures were
announced by Morrisons in 2016, although we are not aware of any foodstores in the Borough which 