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EXECUTIVE SUMMARY

Introduction
i) This report assesses the supply, need and demand for employment land and

premises (use class B) in Charnwood. It has been carried out for Charnwood

Borough Council to provide robust evidence to underpin and inform its Local Plan for

the period to 2028. It will particularly consider changing economic circumstances

since the inception of the Charnwood Local Plan Core Strategy in 2006.

ii) The key objective of the study is: “to provide adequate, up to date and relevant

evidence to inform the planning framework for Charnwood.  The Council’s express

intention is to support economic growth, meet the anticipated needs of business and

create a balance between employment and housing as required by the National

Planning Policy Framework. The consultants will note that the Charnwood Local Plan

Core Strategy is currently subject to a suspended examination and that the impacts

of the passage of time and potential for changing circumstances on that policy

framework needs to be understood.”

Methodology
iii) A number of research methods have been used including site visits and interviews

with public sector agencies involved in the Borough (and in neighbouring local

authority areas); 16 major businesses; key developers, landowners and their agents

and other key stakeholders including Loughborough University. Desktop analysis of

existing strategies, reports and documents has also been used to inform the overall

findings. Finally the land supply has been assessed against forecast data to

understand the future need for any additional employment land.  This is then

developed into a series of economic development recommendations that cover not

just land, but also premises. The methodology follows 2014 Planning Practice

Guidance (PPG) on the production of employment land reviews.

Findings
iv) Charnwood is a relatively affluent, reasonably skilled area. Unemployment is low in

the context of Leicestershire, and is well below regional and national averages.

Charnwood retains a strong local manufacturing sector, with 13.7 percent of the

working population in manufacturing jobs, high in the national context but slightly

below county and regional averages.
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v) In terms of service sectors, business administration and support services and

Information and communication have the strongest roles. Employment in the

professional, scientific and technical sectors was more modest, and below wider

averages, although these sectors do account for a high proportion (13.5 percent) of

local businesses. Overall, there were some 6,180 businesses operating in the

Borough in 2013. Most of those businesses employ less than ten employees (83.0

percent).

vi) Charnwood is a relatively self contained local authority area. 56 percent of the

Borough’s working residents live and work in the area. This is relatively high in

Leicestershire and only Melton and Leicester are significantly more self contained.

Despite this Charnwood is a net exporter of labour, the largest in Leicestershire.

vii) Charnwood has attracted a good share of the inward investment ‘successes’ of

Leicestershire over the last 17 years, as identified by the Leicester and Leicestershire

Enterprise Partnership (LLEP). Most enquiries received by the LLEP were for small

units of up to 465 sqm. However, there was also modest demand for larger industrial

premises of 465-929 sqm, and greater than 2,324 sqm, and offices of more than

1,395 sqm.

viii) Industrial need is for modern moderate/good quality units of up to 300 sqm. However,

there is also a market for larger space, particularly specialist accommodation at the

Charnwood Biomedical Campus. Here enquiries for 2,000 – 3,000 sqm are being

received along with interest, likely to be turned into occupation, for premises of

around 10,000 sqm. The identified shortage is for units of 2,000 – 7,000 sqm which

could meet the needs of established firms looking to grow, or inward investment from

mid-sized firms.

ix) The office market operates at two levels, with local demand for smaller suites of less

than 200 sqm operating alongside larger requirements for self contained properties of

up to 3,000 sqm. Demand for the latter is focused at key locations in the Leicester

PUA, notably Watermead Business Park, Syston.

x) Consultations with a sample of the larger businesses in the Borough suggest a

strong desire for further growth. Half of the 16 businesses expressed their desire to

expand in the future, although only one (Interserve Construction) has scope to do so
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entirely within its current site.  Furthermore, several voiced the opinion that finding

suitable premises within Charnwood will be challenging.

xi) With the exception of Leicester City, all of the local authorities which neighbour

Charnwood feel they are able to meet these needs on land within their own local

authority area boundaries.  Leicester has a significant, and long established,

shortage of employment land and will be looking for support from its neighbours,

particularly Charnwood. The current identified shortfall, as set out in the

Leicestershire Housing Market Area Employment Land Study 2013, is for 32.16 ha of

industrial use land and 19.20 ha of strategic warehousing land.

xii) Market signals also indicate a high degree of demand for road and rail based

logistics land in Leicestershire, consistent with its strategic location within the

“Golden Triangle” for the distribution sector, generally defined as the area bounded

by Milton Keynes, Birmingham and North Leicestershire. It is apparent that

Charnwood is positioned within that broad strategic area and therefore may attract

interest from the distribution and logistics sector.

Employment Land Supply
xiii) At 31 March 2014 there was a local supply of 54.27 of available employment land,

made up of 16 sites. However, this includes one allocated site (E/5(c): Dishley

Grange, Hathern) plus two planning consents, totalling 10.94 ha are unlikely to ever

come forward for development, in their present form at least. Another 3.06 ha

comprises planning permissions to provide space for the exclusive use of specific

businesses. In addition, 65 percent of the Rothley Lodge Employment Area

Extension site will be retained for green infrastructure in the current consent,

reducing the net developable area by 7.41 ha to 3.99 ha. Allowing for these

deductions gives a realistic employment land supply of 25.70 ha in nine sites.

xiv) When measured against long term past take-up rates, the forecast demand is for

49.97-67.07 ha (36.82-49.42 ha, plus a five year buffer of 13.15 -17.65 ha to reflect a

choice of sites and to provide a continuum of supply beyond the end of the plan

period). By this measure Charnwood has a land supply shortfall of 24.27-41.37 ha

against the realistic headline supply (25.70 ha).

xv) The other forecast model (baseline employment) suggests the Borough has a sizable

oversupply of employment land (see Table ES1). This would suggest that much of
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the current land supply is surplus to requirements and could be used for other

activities.  However, the market assessment and a review of the historic trends in

employment change and land take up (see Section 8.0) suggest that these forecasts

underestimate land needs significantly.

Table ES1 – Land Forecast Models – Summary

Model Land
Stock

2014, ha

Land Need
2014-2028, ha

Buffer (five
years take-
up rate) ha

Surplus
(Shortfall),

ha

Assumptions

Historic Land
Take-Up
Rate/
Headline
stock

54.27 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(12.80)
4.30

High- based on
3.53 ha/year
Low – based on
2.63 ha/year

Historic Land
Take-Up
Rate/
Adjusted
stock

25.70 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(41.37)
(24.27)

Employment
based on
adjusted
stock

25.70 +14.08 Growth
-9.79 Change

+5.03
+5.03

6.59
30.46

Based on
1.projected
growth sectors
2. projected
employment
change across
sectors

Source: BE Group 2014

xvi) This study has also identified three further sources of employment land need which

need to be accounted for:

 To replace active employment land lost to non B-Class uses over the Plan

period – A further 3 ha to 2028

 To support the industrial and strategic warehousing land deficits of Leicester

City (assuming that up to half of this will be accommodated in Charnwood) –

Up to 25.68 ha

 To meet the needs of constrained businesses in Charnwood – Further need

to be determined.

xvii) Total additional land need, after the current land supply is excluded, is therefore likely

to be for some 53-70 ha over the Plan period.

xviii) Leicester and Leicestershire Strategic Housing Market Assessment identifies, for the

period 2011-2031 an increase of 7,305 jobs. This is very similar to the additional
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7,380 jobs predicted above for the Plan Period to 2028. This modelling shows an

increase in households of 12,951 which represents a housing need of 675/year. It is

concluded that the housing needs assessments will adequately meet the needs of

the employment change.

Recommendations
xix) This report has had full regard to the requirements of NPPF and 2014 Planning

Practice Guidance, to encourage and deliver growth through the planning system.

The key recommendations are:

 The Borough Council should protect existing employment sites that are not

the subject of consents for alternative uses. However, as stated in the NPPF,

the Council should avoid the long term retention of allocated sites where there

is no reasonable prospect of the land being brought forward for B1, B2, B8

uses

 The Council should allocate a minimum of 24 ha to 41 ha of additional

employment land for the period to 2028

 This additional provision does not include demand that might be generated by

the increasingly constrained development position in Leicester or need arising

from land losses to non B-Class uses over the Plan period. If it is assumed

that Charnwood will accommodate a large proportion (up to half) of the

industrial and strategic warehousing land deficits of Leicester City Total

additional land need, after the current land supply is excluded, is therefore

likely to be for some 53-70 ha

 In this context the emerging Local Plan target (in Policy CS6) of allocating

some 75 ha of employment land appears reasonable if a well performing local

economy, and a high level of need from Leicester, is assumed

 However, it must also be recognised that a large proportion of the Borough’s

future proposed supply is contained within the two SUEs, Garden Suburb and

Watermead Direction of Growth. These are strategic sites which will only

deliver employment land over the medium and short term. They cannot meet

the more immediate needs of local businesses. Thus it is recommended that

the Council identify additional local scale employment sites, of 2-5 ha,

particularly in Loughborough and Shepshed, which can be made available

early in the plan period

 In terms of Charnwood’s 58 Allocated Employment Areas, 36 achieve a grade

A to C in this study’s analysis and should continue to be protected through the
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Local Plan. Strong protection should be given to the six locations which

achieved a grading of A or B

 Ten other areas comprise older, factory/mill units within residential areas,

mostly occupied by single mid-sized or large businesses. The Council should

seek to protect key employers within the Borough. However, should that

occupier vacate (and the property not be re-occupied by a new business

within a reasonable timeframe) then these older buildings could be

considered for reuse and/or redevelopment for other uses judged appropriate

for these primarily residential areas. 12 other areas have already been lost to

alternative uses.

 The Council should continue work with neighbouring authorities in order to

ensure a joined up approach to employment matters and economic

development across Leicestershire.

 Review and monitor the employment land and premises position and

undertake the study again in about three years, as 2028 is a long time in the

future and much will happen before then.

 Table ES2 makes a range of recommendations for the strategic allocations of

the emerging Local Plan

Table ES2 – Recommendations for Emerging Strategic Allocations

Proposed
Allocation

Comment

North East
Leicester SUE

Proposals here appear to be proceeding at a pace, without the need for
public sector intervention.
Development at the 13 ha employment site is likely to be -mid-sized
industrial space which could potentially meet some of the present need for
premises of 2,000-7,000 sqm locally, as well as some of the requirements
of Leicester
However, infrastructure needs and current timescale and phasing mean
that much of the employment land will only be delivered later in the Plan
Period and some may not come forward until after 2028.
The Council should consider if there are opportunities to deliver
employment uses earlier in the development process to meet more
immediate requirements.

North of
Birstall
(Broadnook
Garden
Suburb)

Proposals here appear to be proceeding at a pace, without the need for
public sector intervention.
The promoter envisages the employment land being developed primarily
for a B1 business park, including a significant element of high quality
offices.  These aspirations will need to be balanced against the
employment land needs arising in the Housing Market Area, notably unmet
needs for B1(c) / B2 and small B8 uses within Leicester City and the
sequential tests of the NPPF which direct office uses towards town centres.
Based on the performance of existing schemes in the area the promoter's
vision for the delivery of a high quality business park would be the likely to
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Proposed
Allocation

Comment

succeed.
However, the question for the Council to consider is whether the high
quality office space envisaged here is compatible with strategic policy and
identified needs. At a commercial level there are questions too as to
whether such accommodation will be affordable to local firms and if the
present emphasis on smaller (less than 1,000 sqm) space is reflective of
demand.

Watermead
Regeneration
Corridor
Direction of
Growth

Although there are no immediate plans to bring this forward it is considered
that development could still happen comparatively quickly as the existing
high quality business parks which anchor this location are approaching
capacity and at least some of the land is under developer ownership.
It is assumed that development here will be for a good quality business
park of primarily B1 uses. However, past development patterns suggest
there is more scope for larger B2 and B8 operations here.
There is likely to be an urgent need for further land and premises in
Thurmaston/Syston, in the middle of the Plan period, when existing sites
are developed out.
The Council should work with owners and developers to ensure that land
can be brought forward quickly when that need emerges.

West of
Loughborough
SUE

Proposals here are being taken forward, although at a slower pace than in
the schemes in the south
Again the issue is that employment land here is only likely to be brought
forward later in the Plan period and cannot support more immediate
requirements.
The Council should consider if there are opportunities to deliver
employment uses earlier in the development process.
The employment land should also be considered for the development of
larger B8 logistics uses, subject to proper consideration of the highways
and infrastructure issues associated with developing such uses here.

Source: BE Group, 2014

xx) In terms of the 77 ha Science and Enterprise Park expansion option, Demand is felt

to exist by the University, backed up by past research. However, there is a lack of

hard and up to date evidence for demand here as well as the emergence of a

competing scheme, Charnwood Biomedical Campus in Loughborough.

xxi) It is therefore recommended that the Council continue to protect this land for

appropriate science uses. However, regular ongoing monitoring and research will be

required to ensure that ongoing land take-up is matching that projected by the

University and other stakeholders. If significant further take-up of Science and

Enterprise Park land is not recorded then, in the light of emerging indications of

demand for logistics uses, the allocation of some or all of this site for science and

technology uses will have to be re-evaluated.
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1.0 INTRODUCTION

1.1 This report provides an employment land review for Charnwood.  It has been carried

out on behalf of Charnwood Borough Council (the Council).

1.2 The study has been commissioned to provide robust evidence to underpin and inform

the Local Plan. It will analyse existing employment land and premises demand,

supply and need up to 2028. It will particularly consider changing economic

circumstances since the inception of the Charnwood Local Plan Core Strategy in

2006.

1.3 BE Group, economic development and property consultants, compiled this report

during July and August 2014.  The report updates the previous employment land

evidence base document, the Charnwood Employment Land Study (2006).

1.4 The key objective of the study, as stated in the brief is: “to provide adequate, up to

date and relevant evidence to inform the planning framework for Charnwood.  The

Council’s express intention is to support economic growth, meet the anticipated

needs of business and create a balance between employment and housing as

required by the National Planning Policy Framework. The consultants will note that

the Charnwood Local Plan Core Strategy is currently subject to a suspended

examination and that the impacts of the passage of time and potential for changing

circumstances on that policy framework needs to be understood.”

1.5 The study also assesses implications of new economic and demographic data

including the 2011 based demographic projections and the new evidence in the

Leicester and Leicestershire Strategic Housing Market Assessment. As the brief

states: “This assessment will need to be informed by an understanding of the wider

Housing Market Area issues and the role Charnwood plays in supporting and

delivering economic growth in the sub-region.”

Background
1.6 This Employment Land Review will form part of the evidence base for policies and

proposals in the emerging Charnwood Local Plan.  As part of the review process, the

Council is required to assess the level and quality of its existing employment sites

and premises to help ensure an adequate supply of appropriate sites has been
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identified over the plan period.

1.7 Land and premises need to reflect the changing requirements of businesses and

local economies.  The study will therefore assess the suitability of existing

employment sites, and make recommendations in respect of those that should

continue to be safeguarded for employment uses; identify sites that are no longer

suitable for employment uses (at least in their present form); and, identify the need

for new allocations.  Planning policies are intended to intervene in the market to

ensure amongst other things an appropriate balance between housing and

employment uses in Charnwood.  Whilst the drive to deliver more housing is

important, it should not be at the expense of losing important sites that contribute to

the local economy or offer new opportunities for economic development.  As well as

securing sustainable development for employment purposes, a realistic view is taken

of the operation and vitality of the market.

1.8 The study covers all industrial, warehousing and distribution uses, as well as offices.

It does not refer to all uses that provide jobs, but in addition to the above group of

uses, it considers uses that may share certain locational and physical characteristics.

The study is therefore primarily concerned with those uses included within the

planning Use Class B – B1 (business offices), B2 (industrial) and B8 (storage and

distribution), appropriate sui generis uses including recycling and the environmental

industry, together with uses such as leisure, health and education.

Methodology
1.9 Research methods used include site visits, face-to-face and telephone interviews

with property market stakeholders such as developers, investors and their agents.

Consultations were undertaken with a number of the Borough’s major private sector

employers and key public sector agencies, including the Leicester and Leicestershire

Local Enterprise Partnership. Desktop analysis of national, sub-regional and local

reports and strategies has been undertaken.

1.10 The property market in the local authority areas adjacent to Charnwood has also

been reviewed.  This has been undertaken through consultations with officers from

the relevant Councils, combined with desktop analysis of the Employment Land

Studies and Local Plans of those local authorities.  Understanding the supply and

demand of employment land and premises in neighbouring areas is important in

assessing their impact on the Borough’s land and property market, particularly as
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Charnwood is well integrated into the wider Leicestershire property market, with a

Borough boundary that extends into the northern suburbs of Leicester.

1.11 Finally the land supply has been assessed against forecast data to understand the

future need for any additional employment land.  This is then developed into a series

of economic development recommendations that cover not just land, but also

premises.

1.12 Attached at Appendix 1 is a list of all consultees.

Study Area
1.13 With a population of 166,100 (Census 2011), Charnwood Borough covers 108

square miles (see Figure 1). It is located in the north of Leicestershire, north of the

City of Leicester, with Hinckley and Bosworth and North West Leicestershire to the

west and Melton to the east. The largest settlement in Charnwood is the university

and market town of Loughborough which, together with the adjacent town of

Shepshed, west of the M1, acts as a social and economic focus within the Borough.

A series of larger villages extend southwards towards Leicester along the Soar Valley

and A6 corridor. These are the Service Centres for the rural parts of Charnwood. The

large village of Anstey performs the role of a Service Centre in the south west corner

of the Borough.

1.14 Rural areas include the Charnwood Forest (Regional Park), which stretches to the

west towards Coalville. To the north east of the Soar Valley are the Wolds, a rural

area with links with Nottinghamshire. In the east the Wreake Valley that stretches

towards Melton and is home to a number of smaller settlements. South of the

Wreake Valley is High Leicestershire, which has strong links to Leicester City and the

district of Harborough.

1.15 In the south are the settlements of Birstall and Thurmaston which adjoin the City of

Leicester and fall within the Leicester Principal Urban Area.
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Figure 1 – Charnwood

Source: ONS 2014

1.16 The Local Plan Core Strategy highlights the following key major transport routes

which link Charnwood to the wider economy of the East Midlands and beyond:

 The M1 motorway, Junction 23, falls within the Borough and is 5 minutes drive

from Loughborough

 The Midland Mainline railway between London and Sheffield serves Syston,

Barrow, Loughborough, and Sileby. In addition, and not specifically mentioned

in the Core Strategy, the rail link from Syston to Melton and onward to

Peterborough and the east coast ports, and westward via Leicester to Rugby

and the West Midlands, is also a major transport route

 The East Midlands Airport is some 7 km to the North West of Loughborough.

 The A6 trunk road links Loughborough to Leicester

 The A60 and A606 roads link Loughborough to Nottingham

 The A46 is to the east of Loughborough with access to Newark, Lincoln and
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Doncaster.

Employment Land Review Guidance
1.17 At this stage it is worth reiterating government guidance covering employment land

reviews.

1.18 The recently published Planning Practice Guidance (PPG) provides guidance on how

local Authorities should approach both housing and employment land reviews. Two

guidance notes have been produced – Housing and Economic Land Availability

Assessment which provides a methodology of reviewing suitable land, and Housing

and Economic Development Needs Assessments, which provides guidance on how

future needs can be determined.  The assessment process takes the form of a five

stage methodology under the following headings:

 Stage 1: Identification of sites and broad locations to provide an audit of

available land of 0.25 ha and above.  This will be a desk top review identifying

as wide a range as possible of sites and broad location for development

(including those existing sites that could be improved, intensified or changed).

The outcome of this stage is to understand key employment land supply

issues and generate a portfolio of potential employment sites to take forward

for more detailed review.

 Stage 2: Site/broad location assessment to estimate the development

potential.  This will include a re-appraisal of the suitability of previously

allocated land and the potential to designate allocated land for different or a

wider range of uses.  This stage entails a qualitative review of all significant

sites and premises for their ‘suitability’, ‘availability’ and ‘achievability’ in order

to confirm which of them are unsuitable for/unlikely to continue in employment

use; to establish the extent of ‘gaps’ in the portfolio; and if necessary, identify

additional sites to be allocated or safeguarded. This exercise will help to

inform whether a site is ‘deliverable’, ‘developable’ or neither. In assessing

the portfolio, factors which need to be considered include:

o “The recent pattern of employment land supply and loss to other uses

(based on extant planning permissions and planning applications).

This can be generated though a simple assessment of employment

land by sub-areas and market segment, where there are distinct

property market areas within authorities.

o Market intelligence (from local data and discussions with developers

and property agents, recent surveys of business needs or engagement
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with business and economic forums).

o Market signals, such as levels and changes in rental values, and

differentials between land values in different uses.

o Public information on employment land and premises required.

o Information held by other public sector bodies and utilities in relation to

infrastructure constraints.

o The existing stock of employment land. This will indicate the demand

for and supply of employment land and determine the likely business

needs and future market requirements (though it is important to

recognise that existing stock may not reflect the future needs of

business). Recent statistics on take-up of sites should be consulted at

this stage, along with other primary and secondary data sources to

gain an understanding of the spatial implications of ‘revealed demand’

for employment land.

o The locational and premises requirements of particular types of

business.

o Identification of oversupply and evidence of market failure (e.g.

physical or ownership constraints that prevent the employment site

being used effectively, which could be evidenced by unfulfilled

requirements from business, yet developers are not prepared to build

premises at the prevailing market rents).”

 Stage 3: Windfall assessment Not applicable as relates to housing only

 Stage 4: Assessment Review ascertaining the need for economic

development uses.  To understand the future quantity of land required across

the main business sectors; to provide a breakdown of that analysis in terms of

quality and location and provide an indication of ‘gaps’ in supply through

economic forecasting, consideration of recent trends and/or assessment of

local property market circumstances. Preferred forecast methods include:

o Sectoral and employment forecasts and projections (labour demand)

o Demographically derived assessments of future employment needs

(labour supply techniques)

o Analyses based on the past take-up of employment land and property

and/or future property market requirements.

The outcome of this stage is to provide broad quantitative employment land

requirements across the principal market segments covering the LDP periods

for both local authorities and an analysis of the likely ‘gaps’ in supply that

need to be filled
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 Stage 5: Final evidence base, the outcome of which will be the completion

of the employment land review, to be taken forward in the LDP.  The Review

is prepared in line with this advice

1.19 Table 1 shows how the Employment Land Review aligns with this Guidance. The link

between the report and the PPG methodology is not always clear cut, with different

sections overlapping, indeed certain steps overlap.

Table 1 – Employment Land Reviews – PPG Guidance

Stage 1 – Site / Broad Identification

Step 1 – Determine assessment area and site
size

Undertaken by Charnwood Borough
Council

Step 2 – Desktop review of existing
information

Covered in Sections 2, 3, 4, 5

Step 3 – Call for sites / broad locations Undertaken by Charnwood Borough
Council

Step 4 – Site / broad location survey Covered in Sections 6, 10, 11

Stage 2 – Site / Broad Location Assessment

Step 5 – Estimating the development potential
in parallel with assessing suitability,
availability, achievability – including viability

Covered in Sections 6, 9 and Appendices
5, 6 and 7

Step 6 – Overcoming constraints Covered in Section 9 and Appendices 5
and 6

Stage 3 – Windfall Assessment

Step 10 – Determine housing / economic
development potential of windfall sites (where
justified)

N/A

Stage 4 – Assessment Review

Step 11 – Review assessment and prepare
draft trajectory; enough sites / broad
locations?

Section 9

Stage 5 – Final Evidence Base

Step 12 – Evidence Base and monitoring ELR produced by BE Group and monitoring
undertaken by Charnwood Borough
Council

Source: BE Group 2014
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2.0 STRATEGIC CONTEXT

Introduction
2.1 This section focuses on national, regional and local reports and strategies that have

a relevance to the allocation of employment land and premises.  An understanding of

the strategies and reports contained in this review is needed to show strategic

alignment and a holistic approach to promote sustainable development. The

consultants’ recommendations follow the general principles set by them.

2.2 The Leicester and Leicestershire Strategic Distribution Sector Study (2014) is

considered separately in Section 4.0. The Leicester and Leicestershire Strategic

Housing Market Assessment (2014) is considered separately in Section 8.0.

National

National Planning Policy Framework – Department for Communities and Local
Government (2012)

2.3 The NPPF sets out the Government’s economic, environmental and social planning

policies for England, articulating the Government’s vision of sustainable

development. It provides a framework for the production of local and neighbourhood

plans, and has replaced all the previous Planning Policy Statements and Guidance

Notes.

2.4 In terms of business and economic development, the NPPF argues that “Investment

in business should not be over-burdened by the combined requirements of planning

policy expectations. Planning policies should recognise and seek to address potential

barriers to investment, including poor environment or any lack of infrastructure,

services or housing.” Local planning authorities should:

 “Set out a clear economic vision and strategy for their area which positively

and proactively encourages sustainable economic growth

 Set criteria, or identify strategic sites, for local and inward investment to

match the strategy and to meet anticipated requirements over the plan period

 Support existing business sectors, taking account of whether they are

expanding or contracting and, where possible, identify and plan for new or

emerging sectors likely to locate in their area. Policies should be flexible

enough to accommodate requirements not anticipated in the plan and to allow
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a rapid response to changes in economic circumstances

 Plan positively for the location, promotion and expansion of clusters or

networks of knowledge driven, creative or high technology industries

 Identify priority areas for economic regeneration, infrastructure provision and

environmental enhancement

 Facilitate flexible working practices such as the integration of residential and

commercial used within the same unit.”

2.5 Planning policies should also “avoid the long term protection of sites allocated for

employment use where there is no reasonable prospect of a site being used for that

purpose. Land allocations should be regularly reviewed. Where there is no

reasonable prospect of a site being used for the allocated employment use,

applications for alternative uses of land or buildings should be treated on their merits

having regard to market signals and the relative need for different land uses to

support sustainable local communities.”

2.6 In addition to this, paragraph 51 indicates that local planning authorities “should

normally approve planning applications for change to residential use and any

associated development from commercial buildings (currently in the B use classes)

where there is an identified need for additional housing in that area, provided that

there are not strong economic reasons why such development would be

inappropriate.”

2.7 In town centres, local planning authorities should “allocate a range of suitable sites to

meet the scale and type of retail, leisure, commercial, community services and

residential development needed.” Local planning authorities should apply a

sequential test to planning applications for main town centre uses that are not in an

existing centre and are not in accordance with an up-to-date Local Plan. This applies

to office development where an impact assessment should be required if the

development is over a proportionate locally set threshold. The default stance is 2,500

sqm if no locally set threshold is in place. However this sequential approach does not

apply to small scale rural offices or other small scale rural development.

2.8 Planning policies should support sustainable economic growth in rural areas by

taking a positive approach to new development, supporting “the sustainable growth

and expansion of all types of businesses and enterprise in rural areas, both through
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conversion of existing buildings and well designed new buildings” and promoting

“development and diversification of agricultural and other land-based rural

businesses.”

2.9 The NPPF re-introduces district-wide local plans, replacing the Local Development

Framework system.  The Local Plan should be a single strategic document, with

supplementary planning documents only created if they can help to bring forward

sustainable development at an accelerated rate.

2.10 It is proposed that Local Plans will address the spatial implications of economic,

social and environmental change, setting out the opportunities for development and

providing clear guidance on what will, or will not, be permitted and where. The Local

Plan should outline the Local Planning Authority’s strategic priorities. This should

include strategic policies to deliver “the homes and jobs needed in the area” as well

as “the provision of retail, leisure and other commercial development”.

2.11 Crucially, Local Plans should:

 “Plan positively for the development and infrastructure required in the area to

meet the objectives, principles and policies of this Framework

 Be drawn up over an appropriate time scale, preferably a 15 year time

horizon, take account of longer term requirements, and be kept up to date

 Be based on cooperation with neighbouring authorities, public, voluntary and

private sector organisations

 Indicate broad locations for strategic development on a key diagram and land-

use designations on a proposals map

 Allocate sites to promote development and flexible use of land, bringing

forward new land where necessary, and provide detail on form, scale, access

and quantum of development where appropriate

 Identify areas where it may be necessary to limit freedom to change the uses

of buildings, and support such restrictions with a clear explanation

 Identify land where development would be inappropriate, for instance

because of its environmental or historic value; and

 Contain a clear strategy for enhancing the natural, built and historic

environment, and supporting Nature Improvement Areas where they have

been identified.”
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2.12 Local planning authorities need to prepare and maintain a robust evidence base to

understand business need within their area.  This can be achieved by working with

neighbouring authorities, LEPs and the local business community.  This evidence

base should be used to assess:

 “the needs for land or floorspace for economic development, including both

the quantitative and qualitative need for all foreseeable types of economic

activity over the plan period

 existing and future supply of land available for economic development and its

sufficiency and suitability to meet identified needs. Reviews of land available

for economic development should be undertaken at the same time, or

combined with Strategic Housing Land Availability Assessments and should

include a reappraisal of the suitability of previously allocated land

 the role and function of town centres and the relationship between them,

including any trends in the performance of centres

 the capacity of existing centres to accommodate new town centre

development

 locations of deprivation which may benefit from planned remedial action

 the needs of the food production industry and any barriers to investment that

planning can resolve.”

Leicester and Leicestershire

Strategic Economic Plan – Leicester and Leicestershire Economic Partnership
(2014)

2.13 It is the stated intention of the Leicester and Leicestershire Economic Partnership

(LLEP) to create 45,000 new jobs, lever £2.5 billion of private investment and

increase GVA by £4 billion by 2020. The Strategic Economic Plan (SEP) sets out the

framework for achieving this vision.

2.14 In the Plan, LLEP have adopted a spatial and thematic approach, prioritising

investment to 2020 through five Growth Areas; four Transformational Priorities and

two Growth programmes. The Transformational Priorities are major development

opportunities which will have global, national, regional and sub-regional impacts and

are located within four of the Growth Areas.
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2.15 Growth Areas (GAs):

 Leicester Urban Area (GA1)

 East Midlands Enterprise Gateway (GA2)

 Coalville Growth Corridor (GA3)

 Loughborough (GA4)

 South West Leicestershire (GA5).

2.16 Transformational Priorities (TPs):

 Leicester Launchpad (TP1)

 East Midlands Gateway Strategic Rail Freight Interchange (TP2)

 Loughborough University Science and Enterprise Parks (TP3)

 MIRA Technology Park Enterprise Zone (TP4).

2.17 Growth Programmes:

 Market Towns and Rural Leicestershire (GP1)

 Infrastructure, Workspace and Cultural Development (GP2).

2.18 The rationale for this approach is that focusing investment in Growth Areas, and in

Transformational Priorities which are located within them, will enable the LLEP to

take a co-ordinated and holistic approach to infrastructure provision which will unlock

the potential of key strategic economic growth locations as well as the specific major

development opportunities they contain.

2.19 Of most relevance to Charnwood is the GA4 Growth Area Plan for Loughborough

and the attendant Transformational Priority (TP3) to develop the Loughborough

University Science and Enterprise Park (the Science and Enterprise Park,

Loughborough Science Park).

2.20 The Loughborough Growth Area draws together key economic growth priorities

including the knowledge-based employment opportunities at Loughborough

University Science and Enterprise Park and the Charnwood Biomedical Campus.

The Growth Area will also facilitate the development of housing growth at

Loughborough and Shepshed and the supporting infrastructure required to facilitate

these developments. The area will also need additional utilities investment, together

with improvements to the road network, to overcome barriers to development. The
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planned delivery of 3,000 homes within the west of Loughborough SUE together with

500 new homes at nearby Shepshed will contribute to a readily available workforce to

meet employment needs.

2.21 The Science and Enterprise Park is seen as an exceptional opportunity for the LLEP

and UK economy to develop an internationally significant centre for knowledge-based

employment. Additional University land holdings provide the opportunity to increase

this space by 200 percent, creating as many as 4,000 additional jobs on site and

leveraging private investment of up to £240 million. The City Deal is supporting initial

development of this Transformational Priority in 2015/16. Further capital funding will

be sought for 2016/17 onwards.

Leicester and Leicestershire Housing Market Area (HMA) Employment Land
Study – Leicester and Leicestershire Enterprise Partnership (2008 Report and
2013 Final Report)

2.22 These studies (both the 2008 study and the 2013 updated and final report) consider

joint employment land planning and delivery up to 2026 in the Leicester and

Leicestershire HMA. They also look at employment land policies and allocations in

the local authorities’ core strategies, and recommend investment priorities and

targets. They assess these against the context of three main drivers: market

demand, sustainable development and climate change, and local distinctiveness.

2.23 The 2008 study reviews HMA-wide employment and property markets for the 1991 to

2026 period (i.e. it undertakes research on past trends, up to the commencement of

the research).  The 2012 update does not include a review of the employment and

property markets. Thus these reports do not account for the recent recession.

Across the HMA, the study notes that industrial employment has fallen sharply from

2000 to 2007 onwards, an exacerbation of the trend since 1991. Conversely both

office and warehousing have seen steady increases. Warehousing employment in

Charnwood has grown slightly since 1991. Office employment has shown a mild

increase in recent years and industry shows the same marked decline around 2000

which has subsequently tailed off, as is seen elsewhere in the County.

2.24 The property market analysis notes that office floorspace across the HMA grew by

171,000 sqm between 2000 and 2007.   In the districts with large stocks of offices,

such as Blaby and North West Leicestershire, growth was fastest. Office space in

Charnwood expanded by 18,000 sqm between 2000 and 2007 and this growth is
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more than double that of Leicester City, which only developed 7,000 sqm of new

floorspace over the same period.

2.25 Factory floor space declined marginally (by 0.6 percent) across the HMA between

2000 and 2007, and this pattern is reflected in the Charnwood Borough area, where

a sharp loss (59,000 sqm) between 2000 and 2004 was only partially offset by

growth of 39,000 sqm in the 2005-2007 period. Warehousing floor space in the HMA

increased by 1.05 million sqm over the same period.  71 percent of this was in

Harborough and North West Leicestershire and very little of this was in the

Charnwood area, where modest gains (14,000 sqm) from 2000 to 2004 were

effectively reversed in the 2005-2007 period, resulting in a net loss of 2,000 sqm

across the period.

2.26 Demand in Charnwood (measured through Invest Leicestershire Property Enquiries

2007-2008) is strongest for industrial premises but covered all types of premises and

land/sites. The highest demand in the Leicester and Leicestershire HMA for

employment land came from Charnwood, with 24 out of 53 enquiries for the year

ending March 2008.

2.27 Following 2004 ODPM guidance the Leicester and Leicestershire (HMA)

Employment Land Study 2013 used employment forecasts prepared by consultants

PACEC. It used a six step process:

 Employment forecasts by use class

 Conversion of forecast jobs to floorspace (for offices, industrial and

warehousing uses)

 Conversion of floorspace to industrial and warehousing land

 Estimate floorspace and land required for renewal

 Estimate floorspace and land required for development pipeline

 Set out supply/demand balances for offices, industrial (comprising B1c/B2 and

small B8) and finally strategic warehousing as a distinctive and substantial

source of market demand.

2.28 The forecasting used PACEC’s own data. This includes a continuous data set of

workplace jobs (employees plus the self-employed) by district, dating back to 1971.

The data took account of numerous changes in geographical boundaries, data

collection methods, and industrial classifications over that period.  The raw

employment data was taken from datasets published by the Office for National
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Statistics:

 1971-1991 – Census of Employment

 1991-1998 – Annual Employment Survey

 1998-2008 – Annual Business Inquiry

 2008-2010 (latest) – Business Register and Employment Survey.

2.29 PACEC’s forecasting methodology was based upon the following:

 The historic relationship between annual growth in GDP and growth rates in

individual industrial sectors, estimated using regression analysis (taking into

account the possibility for a time lag between GDP growth and growth in

particular industries)

 Historic trends in the share of employment in each industry which is to be

found in each district

 Forecasts of GDP

 Adjustments for local conditions.

2.30 The employment forecasts are shown in Table 2.

Table 2 – Leicester and Leicestershire HMA Employment Land Study
Employment Forecasts 2012-2031

Area Total Employment, ‘000s Employment
Change, ‘000s

2010 2012 2021 2026 2031 2010-2031

Charnwood 71.0 71.3 79.1 83.5 87.9 16.9

Leicester and
Leicestershire HMA 484.4 479.1 506.4 525.4 546.3 61.9

Source: Leicester and Leicestershire Enterprise Partnership 2013

2.31 Converting the job figures to a land and property rate, the gross demand forecast

from Charnwood for 2012 to 2031 was estimated to be 49,500 sqm offices; 18.9 ha

of industrial land; and no land for strategic warehousing. Balancing this against the

supply of land (i.e. that which is effectively available, see Table 3) there was:

 A surplus of 17,330 sqm office space

 A surplus of 67.42 ha of industrial land.

2.32 As Table 3 shows, according to the Leicester & Leicestershire HMA Employment

Land Review, in 2012 there was a substantial supply of industrial land. This includes
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the former AstraZeneca site at Bishop Meadow (now Charnwood Biomedical Park);

the next phases of the Watermead Business Park; and the SUEs west of

Loughborough and North East of Leicester.

2.33 Sites on the Loughborough University Science and Enterprise Park (LUSEP) were

considered as not available to the open market and were therefore excluded from the

supply.

Table 3 – Leicester & Leicestershire HMA Employment Land Study Supply
Position 2012

Site Offices/
Science Park

(sqm)

General
Land (ha)

Strategic
Warehousing

(ha)
Tier One Sites
North Charnwood
Former AstraZeneca site, Bishop
Meadow, Loughborough 3,250 5.44

Former AstraZeneca site, Bishop
Meadow, Loughborough (CBC option
land)

1.9

North Road, Charnwood business Park,
Loughborough 2,257

South Charnwood
Phase 1, Watermead Business Park,
Syston 13,870

The Warren, East Goscote 4.9
Interchange, Harrowgate Drive Birstall 3,896 3.39
Phase 2, Thurmaston Industrial Estate,
Melton Road, Thurmaston 3.68

Granite Way,251 Loughborough
Road, Mountsorrel 0.4

Sub Total 23,273 19.71

Tier Two Sites
North Charnwood
West of Loughborough SUE 12,500 13.3
Dishley Grange, Hathern,
Loughborough 5,000 7.66

Loughborough/Shepshed proposed
mixed housing employment
development

3,000 5.4

South Charnwood
North East of Leicester SUE 6,807 11
Phase 2 Watermead Business Park,
Syston 5,850 10.53

Phase 3 Watermead Business Park, 2,900 5.22
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Site Offices/
Science Park

(sqm)

General
Land (ha)

Strategic
Warehousing

(ha)
Syston
Birstall/Rothley proposed mixed housing
employment development 7,500 13.5

Sub Total 43,557 66.61
Total 66,830 86.32

Source: Leicester and Leicestershire Enterprise Partnership 2013

2.34 Finally, the 2013 study made some relevant comments on Leicester and

Leicestershire’s property market, from the perspectives of both supply and demand.

Supply Side

2.35 Since the 2008 market crash, developers have:

 Responded to demand for pre-let/sale design and build schemes

 Built out these schemes on pre 2008 serviced sites

 Retained fewer completed schemes within their investment portfolios

 Abandoned speculative development due to the risks, but also because many

developers feel they can react quickly to market demand by delivering fast

track turnkey schemes

 Developers have moved away from purchasing land outright, even sites with

planning permission, in preference to option and draw down agreements

 Recent development activity has been focused on bringing forward mixed use

(housing and employment land) sites.

2.36 Post 2008, weak occupier demand has translated into falling rents, rising tenant

incentives and shorter leases with more frequent break options. The capital market

for funding/investments was also badly affected with yields increasing and a general

shift towards quality covenants offering secure income on long leases which are in

limited supply.

The Demand Side

2.37 Since the onset of recession, businesses have become more cautious about

committing to new premises. Given the constraints on credit, demand for new build

schemes is limited to:

“‘Covenant led’ purpose built ‘design and build’ developments for purchase or lease

by businesses with strong balance sheets and records of profitable trading.
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Owner occupier led schemes where businesses acquire sites for their own

development or develop on their existing sites.”

2.38 The main trends in the office market are:

 Lower employment growth in the financial and business services sector

 Reduced public sector demand and the consolidation of government

departments into single larger buildings in regional centres such as

Birmingham and Nottingham

 Higher employment densities arising from trends in occupier requirements

(growth in flexible working and pressure to reduce energy consumption)

 Low rates of development due to lack of bank finance, lower capital values

and lower effective demand.

2.39 In the logistics and distribution sector, demand is being shaped by economies of

scale, carbon credits and the growth in internet shopping. These drivers are

combining together to create demand for super size, road and rail linked warehouses

in the ‘Golden Triangle’ which includes Leicestershire’s M1 Corridor.

Sustainable Urban Extensions, Housing and Employment Land Study –
Prospect Leicestershire (2010)

2.40 This study aims to inform the decisions of Leicestershire Local Planning Authorities in

planning employment land provision within the SUEs. It complements both the

Leicester and Leicestershire Strategic Housing Market Assessment and the Leicester

and Leicestershire HMA Employment Land Study by providing evidence on how

SUEs can provide employment, on strategic sites, through the co-location of

employment and housing.

2.41 The study seeks to understand the likely socio-economic, occupational and industrial

profile of future SUE residents in order to define the type and scale of employment

land that these residents would need. It uses an economic model, which links

housing need to employment by industry and employment land needs. It considers

the likely characteristics of the SUE residents and thus what types of employment

they may require (e.g. are they professionals, skilled manufacturing/engineering

workers, etc).

2.42 The main results are shown in Table 4 below, although in practice a number of

outcomes are possible based on differences in likely commuting and affordability
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patterns. Table 4 shows the three options for the Loughborough SUE that were being

considered at the time of the study. As the emerging Core Strategy indicates, an

option of 3,000 homes is now being taken forward (discussed below).

Table 4 – Total Employment and Employment Land Requirements for
Charnwood SUEs

East
Thurmaston

Loughborough
Option 1

West
Loughborough
(3,500 Homes)

Loughborough
Option 2

East
Loughborough
(4,200 Homes)

Loughborough
Option 3

South West
Loughborough
(3,000 Homes)

Total Employment

Office 362 257 308 220

Industrial 730 490 589 421

Warehouse 298 197 237 169

Employment Land

Office (sqm) 6,518 4,619 5,549 3,966

Industrial (ha) 5.4 3.6 4.3 3.1

Warehouse (ha) 5.2 3.5 4.2 3.0
Source: Experian, 2010

Charnwood

Charnwood Adopted Local Plan – Charnwood Borough Council (2004)
2.43 The Local Plan for Charnwood is prepared by the Borough Council and covers the

period 1991 to 2006. Its purpose is to provide the detailed framework for the control

of development and use of land which should guide most day to day planning

decisions. The Local Plan, in general conformity with the Structure Plan, sets out the

authority’s policies for the control of development; and, makes proposals for the

development and use of land and to allocate land for specific purposes. This remains

the current development plan for Charnwood until the 2006 Local Plan (discussed

below), is adopted.

2.44 The employment policies and proposals have been formulated with regard to the

general guidance set out above and in line with the following aim: “To identify

sufficient land, primarily through the retention and extension where appropriate of

existing employment areas within the Borough, particularly in locations consistent

with the Structure Plan to ensure the maintenance, diversification and expansion of
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investment and employment opportunities in the interests of sustaining a healthy

local economy”.

Policy E/4: Loughborough Science Park

2.45 In the determination of applications for development within the Loughborough

Science Park, the Borough Council will take into account, in particular, the following

considerations:

 All buildings shall be used for B1(b) uses or for B1(a) and B1(c) uses which

have either: “a special need to be located close to the University or other

research facilities on the site or elsewhere in Loughborough; or is otherwise

directly or functionally related to the University or other research facilities on

the site or elsewhere in Loughborough.”

 The overall development of the park should not exceed 92,900 sqm with

approximately half the site area being retained and landscaped to create a

parkland setting

Policy E/5: New Employment Areas

2.46 The Leicestershire Structure Plan originally set an employment land target of 95 ha

of new employment land between 1991 and 2006. As of 1994, there was some 50 ha

of commitments and starts in the Borough. A further 50 ha of employment land was

therefore allocated in the plan, comprising:

 Extension to Hayhill Industrial Estate, Sileby – 2 ha

 Extension to Woodbrook Industrial Park, Belton Road, Loughborough – 6 ha

 Dishley Grange, Hathern – 20 ha

 Granite Way, Mountsorrel – 5 ha

 Land at Rothley Lodge, east of the A6 Bypass, Rothley – 13 ha

 Land north of Harrowgate Drive, Wanlip – 4 ha.

Policy E/6: Future Use of the Dishley Grange Farmstead

2.47 Identified this location for a recreation/leisure/tourism/education facility utilising land

and buildings at Dishley Grange farmstead, Hathern.

Policy E/7: Control of Employment Uses in Primarily Employment Areas

2.48 In determining planning applications within the Primarily Employment Areas and

employment land allocations for B1, B2, B8 uses, the following will be considered:
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 The environmental impact of the proposed development, including visual need

to minimise the adverse intrusion in sensitive landscapes

 That in locations adjacent to existing or proposed residential areas residential

amenities can be protected by appropriate measures

 There are no detrimental effects in terms of:

o “A significantly lower level of job creation compared with Class B1 or

B2 uses in areas of limited employment land supply and higher levels

of unemployment

o An unacceptable impact upon local traffic movements, particularly the

intrusive effect of heavy goods traffic;

o Inadequate provision of parking, manoeuvring, and servicing spaces in

an off-road location.”

Policy E/8: Safeguarding Employment Land and Buildings

2.49 Consents for the loss of B-Class employment land and premises will not be granted

unless:

 “The removal of the employment use would enable the achievement of

significant environmental improvements in local residential amenity by virtue

of the removal of heavy traffic movements, indiscriminate street parking

and/or sources of noise, fumes, dust, vibration or other nuisance

 The alternative use would secure specific benefits to the advantage of the

local community which would also serve planning function and could not be

achieved by other means; or

 The land and buildings are unfit for employment purposes; or

 The alternative use is small scale, complementary and ancillary to the main

employment use; or

 The alternative development could not be suitably accommodated within a

town centre location or a residential area by reason of its trading profile,

overall appearance or need for buildings of industrial scale and character, and

is not a shop falling within Class A1 of the Town and Country Planning (Use

Classes Order) 1987 (as amended); or

 The alternative use is otherwise acceptable in planning terms and would be

essential to enable the relocation or expansion elsewhere in the area of the

current activity for which the site or premises have become unsuitable.“

2.50 And provided the loss of the employment use would not result in a shortage in
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employment land and buildings either in the short term or over the plan period, nor

result in any underprovision to the disadvantage of the local community or across the

Borough as a whole.

Charnwood Core Strategy, Pre-Submission Draft – Charnwood Borough
Council (2013)

2.51 The Core Strategy will be the primary document of the Charnwood Local Plan which

will provide a strategy for delivering growth for Charnwood up to 2028. The Core

Strategy is the first of the new development plan documents that will make up the

Charnwood Local Plan. The new Local Plan will replace the saved elements of the

Borough of Charnwood Local Plan 2004.

2.52 It will be supported by other documents as referred to in the Core Strategy and set

out in the Local Development Scheme:

 Site Allocations and Development Management Development Plan Document

Infrastructure Delivery Plan

 Community Infrastructure Levy Charging Schedule

 Neighbourhood Plans

 Supplementary Planning Documents.

2.53 The vision in the Charnwood Core Strategy is for “an improved quality of life for

everyone living and working in Charnwood”. The Local Strategic Partnership has

adopted four key themes to define the main issues to be tackled; People Matter,

Places and Environment Matter, Prosperity Matters and Partnership Matters.

Policy CS 1 Development Strategy

2.54 The Leicester Principal Urban Area will be the priority location for growth, with the

delivery of at least 7,260 homes and up to 46 ha of employment by 2028. Key

provision will include:

 A SUE of approximately 4,500 homes to the north east of Leicester, delivering

at least 3,750 homes and up to 13 ha  of employment land by 2028

 A direction of growth for at least 1,500 homes and up to 15 ha of employment

as part of a SUE to the north of Birstall

 A direction of growth for up to 8,750 sqm of offices and up to 16 ha of general

employment land within the Watermead Regeneration Corridor.
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2.55 Other needs will be met at Loughborough and Shepshed with the provision of 6,450

homes and up to 22 ha of employment land by 2028. Key provision will include:

 A SUE of approximately 3,000 homes, delivering at least 2,500 homes and up

to 16 ha of employment land by 2028

 A direction of growth for at least 500 homes adjoining Shepshed

 Up to 6 ha of employment land within and adjoining Loughborough and

Shepshed

 The 77 ha expansion of the Science and Enterprise Park to the West of

Loughborough University.

2.56 Within the Service Centres (Anstey, Barrow Upon Soar, Mountsorrel, Quorn, Rothley,

Sileby and Syston) at least 3,170 homes and up to 7 ha of employment land will be

provided by 2028. Small scale employment opportunities may also be permissible

within other settlements such as Barkby, Burton on the Wolds, Cossington, East

Goscote, Hathern, Newtown Linford, Queniborough, Rearsby, Thrussington,

Thurcaston, Woodhouse Eaves and Wymeswold.

2.57 Within the smallest settlements (Barkby Thorpe, Beeby, Cotes, Cropston, Hoton,

Prestwold, Ratcliffe on the Wreake, Ridgeway Area of Rothley, Seagrave, South

Croxton, Swithland, Ulverscroft, Walton on theWolds, Wanlip, Woodhouse and

Woodthorpe). Policy will respond to specific local social or economic needs which are

is identified by a Neighbourhood Plan, or other appropriate community-led strategy,

or to accommodate development which supports sustainable businesses.

2.58 Chapter 6 of the draft Core Strategy document focuses on economy and

regeneration. The reasoned justification of Policy CS6 provides some policy

objectives for this Chapter, specifically:

 Creating a high technology manufacturing and knowledge based industry by

strengthening the profile of Loughborough University to maximise its potential

as a centre for learning, innovation, and creativity. This in turn will attract

research and development businesses to an expanded Science and

Enterprise Park.

 Helping the community to re-skill for jobs in the growing office and high tech

manufacturing sectors.
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 Providing a balanced economy by retaining and improving opportunities within

the manufacturing sector for those businesses that wish to make things and to

provide jobs for those people who are not able to retrain.

 Ensuring that local businesses have the opportunity to maximise their

competitive advantage and secure the future of local jobs.

 Securing sustainable economic growth both during and beyond the plan

period whilst being prepared to act as a catalyst for economic recovery and to

be capable of responding rapidly to the market.

 Focusing most new employment in the main centres of population; in

Loughborough and Shepshed and on the edge of Leicester. Low carbon

employment sites are seen as an integral part of sustainable urban

extensions.

Policy CS 6 Employment and Economic Development

2.59 The above objectives will be achieved by:

 “Delivering up to 75 hectares of land for strategic employment purposes

 Supporting the expansion of the Science and Enterprise Park on up to 77

hectares of land

 Encouraging a greater proportion of high technology and knowledge based

businesses

 Providing opportunities for manufacturing businesses to develop, re-locate

and expand

 Providing opportunities for small-scale, high quality business units and offices;

 Promoting business and employment regeneration opportunities that are

accessible to the Priority Neighbourhoods

 Supporting major employment opportunities in locations where they reduce

journeys to work by car.”

2.60 Within the Core Strategy, the Regeneration Strategy identifies seven priorities for

regeneration:

 Loughborough Town Centre – Baxter Gate and the Inner Relief Road Corridor

 Loughborough Town Centre –Devonshire Square

 Loughborough’s Industrial Heritage Quarter

 Loughborough University Science and Enterprise Park

 Watermead Regeneration Corridor

 (Former) AstraZeneca and Dishley Grange
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 Shepshed Town Centre

Policy CS 7 Regeneration of Loughborough

2.61 In Loughborough, relevant regeneration proposals include:

 Supporting proposals for town centre uses at strategic regeneration sites in

particular those at Devonshire Square and towards the southeast of

Loughborough Town Centre;

 Supporting development which conserves and enhances the heritage and

tourism value of Loughborough’s Industrial Heritage Quarter;

 Supporting proposals to reconnect the Great Central Railway at Railway

Terrace and deliver a direct connection into the Midland Mainline railway;

 Supporting employment proposals for vacant land and buildings adjoining the

Bishop Meadow Industrial Estate, particularly where they benefit small and

medium enterprises or, knowledge based businesses.

2.62 This will be achieved by supporting proposals for new development through the

council’s Site Allocations and Development Management Development Plan

Document.

Policy CS 8 Regeneration of Shepshed

2.63 Development here could include proposals that provide managed workspace and

small business start-up space;

Policy CS 10 Rural Economic Development

2.64 Rural employment policies allow the provision of up to 7 ha of employment land to be

distributed between the designated Service Centres The sustainable growth and

expansion of businesses in rural areas, both through conversion of existing buildings

and the development of new buildings is supported. Farm diversification is supported

where farming remains the dominant element of the business.

Policy CS 19 North East of Leicester Sustainable Urban Extension

2.65 The North East of Leicester SUE will be allocated to deliver a community of some

4,500 homes. 13 ha of employment land will be allocated to meet strategic and local

employment needs. Other facilities will include three primary schools and one

secondary school and a Local Centre including local shops and a small supermarket

(up to 1,000 sqm net), and a range of non-retail and community facilities and
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services. Development may also include smaller, secondary centres.

2.66 Strategic highway improvements will include:

 Appropriate capacity improvements to Barkby Thorpe Lane and the

A607/Barkby Thorpe Lane roundabout and if necessary a new road link from

the development to Melton Road and the A607

 Other network improvements as identified by an appropriate Transport

Assessment.

Policy CS 20 North of Birstall Direction of Growth

2.67 A direction of growth is identified for land to the north of Birstall for a SUE. This will

deliver at least 1,500 homes and 15 ha of employment land by 2028. Other facilities

will include a primary school (plus a contribution to secondary school places, if

needed) and a Local Centre including local shops and a small supermarket (up to

1,000 sqm net), small scale employment and a range of non-retail and community

facilities and services. Development may also include a smaller, secondary centre.

2.68 Strategic highway improvements will include:

 A new roundabout on the A6, north of the A46 interchange

 A new link road from the new roundabout on the A6 to the Wanlip junction to

the south east and a Wanlip bypass to Rectory Road

 Appropriate access arrangements including a connection to the A6 and

 Rothley

 Appropriate capacity improvements at the A46 interchange

 Other network improvements as identified by an appropriate Transport

Assessment.

Policy CS 21 – Watermead Regeneration Corridor - Direction of Growth

2.69 Development here will provide up to 8,750 sqm for offices and around 16 ha for

employment land and a hotel accessed off Wanlip Road. This will be achieved by

allocating specific sites for regeneration through the Site Allocations and

Development Management Development Plan Document.

Policy CS 22 - West of Loughborough Sustainable Urban Extension

2.70 Located to the west of Loughborough this SUE will be allocated to deliver a

community of some 3,000 homes. 16 ha of employment land will be allocated to meet

strategic and local employment needs and support the regeneration of Loughborough
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and Shepshed. Other facilities will include two primary schools (plus a contribution to

secondary school places, if needed) and a Local Centre including local shops and a

small supermarket (up to 2,000 sqm net), small scale employment and a range of

non-retail and community facilities and services. Development may also include a

smaller, secondary centre.

2.71 Strategic highway improvements will include:

 A new strategic distributor road through the development to connect to the

A512 at the south and the A6 (south of Hathern) to the north

 A new road link from the distributor road to Hathern Road

 Dualling of the A512 between Snell’s Nook Lane and M1, Junction 23

 Capacity improvements to M1, Junction 23

 Other network improvements as identified by an appropriate Transport

Assessment.

Policy CS 23 Loughborough University and Science & Enterprise Park

2.72 77 ha of land to the west of Loughborough University will be allocated for an

extension to the Science and Enterprise Park. This will include 35 ha of land to the

east of Snell’s Nook Lane for Phase 3 and 42 ha to the west of Snell’s Nook Lane for

Phase 4.

2.73 By 2028 Science and Enterprise Park will deliver at least 111,000 sqm of space in a

landscaped campus that:

 “Provides for uses that directly relate to the University’s own operational

activities including teaching, research and development, administration,

student accommodation and sports facilities;

 Provides for the development of businesses operating within or directly

supporting the knowledge based sector;

 Delivers a range of development opportunities that includes an innovation

centre, space for business start ups, grow on units for small and medium

sized enterprises and potential for inward investment;

 Integrates with the sensitive landscape and respects it’s character,

biodiversity and appearance;

 Key linkages across the site connecting into the surrounding network;

 Provides high quality design and innovation in the form and layout of the

development, buildings and green space;
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 Where viable, exceeds the Building Regulations for carbon emissions;

 Delivers buildings and spaces that have been designed to be adaptable to

future climatic conditions including extremes of temperature, drought and

flooding;

 Includes appropriate Sustainable Drainage Systems and flood alleviation

measures and where possible reduces flood risk in Loughborough;

 Provides genuine choice to walk and cycle and is well connected to public

transport networks;

 Makes a positive contribution to the provision of highway infrastructure as

identified through a Transport Assessment.”

2.74 This will be achieved by working with a variety of public and private sector partners,

including Loughborough University, to:

 “Prepare a flexible Development Framework, including delivery and phasing

arrangements and a masterplan that sets parameters and a phasing strategy

for the delivery of a cohesive development that provides for the following

sectors and ranges over the plan period:

 Establish a economic development strategy to capture the wider benefits of

the development;

 Support the University in the development of management and marketing

practises that assist the delivery of the Science and Enterprise Park;

 A Green Infrastructure Strategy to inform the development of detailed

proposals and long term management;

 A Sustainability Assessment that identifies the developments response to

carbon emissions reduction and climate change resilience.”

Delivery of a Science and Enterprise Park at Loughborough, Phase 1 Report –
Charnwood Borough Council (2012)

2.75 The objective of the report was to explore the business case for the development of

an extension of the Loughborough University Science and Enterprise Park The work

was undertaken in advance of the publication of the Draft Core Strategy and was

designed to assist the Inspector in the consideration of the policy set at the Core

Strategy examination. Its purpose was to review available evidence and provide an

informed judgement as to whether the case for safe-guarding some 70 ha of land for

science park use can reasonably be made, given interest from developers in

acquiring parts of the proposed site for mixed developments including warehousing
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and distribution.

2.76 The report approached the review by exploring one key consideration, namely the

extent that the development of Science and Enterprise Park addresses national,

regional, local economic and social priorities. It also considered three risks:

 The first risk concerned demand. Will there be sufficient demand to justify the

allocation of the land on the east of Snell’s Nook Lane for the extension the

SEP and to reserve the land to the west of Snell’s Nook Lane for the long

term growth of the University and the Science and Enterprise Park

 The second risk related to whether the University working with partners and

large tenants has the capacity to fund the steady development over a 15-year

period

 Delays in the planning process were identified as a third risk. Though draft

allocations for the Science and Enterprise Park have been made in

successive plans since 2004, these proposals have never been adopted. The

current proposed allocation for the Science and Enterprise Park is being

considered along with other major proposals on the west side of

Loughborough which will have a big impact on the town and the road

infrastructure in particular.

Current Land Holding

2.77 To date, Science and Enterprise Park comprises premises with a gross area of

63,700 sqm (net lettable space of around 40,000 sqm). Of this, 22,000 sqm is

occupied by commercial businesses, 12,200 sqm by University-related research

activities and 2,700 sqm is used as a conference centre.

Table 5 – Current and potential future land holding for Science and Enterprise
Park (ha, gross)

Site
(land is under university control
unless otherwise specified)

Complete/
Commitment

Woodland Available Total

Holywell Park (formerly British Gas
site)

17.4 17.4

SportPark 2.0 2.0

Sport Technologies Institute 2.0 2.0

Balance of original allocation for
Phase 2

3.7 3.7

Approved extension for Phase 2 4.1 4.1
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Site
(land is under university control
unless otherwise specified)

Complete/
Commitment

Woodland Available Total

Existing woodland and linking
planting belt

18.8 18.8

Holywell Farm site 5.9 5.9

Balance of land east of Snell’s Nook
Lane (7.5 optioned to William Davis
Ltd)

29.6 29.6

Land to the west of Snell’s Nook
Lane (Wilson Bowden option)

42.0 42.0

Total 29.2 18.8 77.5 125.5
Source: CBC, 2012

2.78 This is a sizeable science park area and it has been very successful in seamlessly

letting space which was vacated by other users. However, despite its scale and the

success of reusing available space, only modest progress has been made in

developing the land acquired from 3M Healthcare and National Grid Transco. Also,

until very recently a holistic view of the development, marketing, funding and

management of Science and Enterprise Park as a single entity has not been taken.

In the period 2007-2010 an integrated team worked to bring forward proposals for

Science and Enterprise Park Phase 2, but these efforts were undermined by the

economic climate.

2.79 In the short term future, it is expected that Loughborough University Science and

Enterprise Park space will increase further with the construction of a new 3,000 sq m

Innovation Centre to free up space in the Charnwood Building for other users and

offer grow-on space. The medium and short term future supply potential is

summarised on Table 6.

Table 6 – Projection of Site Capacity

Site Gross area
(ha)

Less 40%
parkland

Net area
(ha)

Capacity at 0.2
plot ratio and 1.5

storeys (sqm)

Extended Phase 2
(planning permission
received June 2012)

7.8 N/A N/A 35,780

Holywell Farm site 5.9 2.36 3.54 10,620

Balance of land east of
Snell’s Nook Lane

29.6 11.84 17.76 53,280

Balance of land west of 42.0 16.8 25.2 75,600
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Site Gross area
(ha)

Less 40%
parkland

Net area
(ha)

Capacity at 0.2
plot ratio and 1.5

storeys (sqm)
Snell’s Nook Lane
(Wilson Bowden option)

Total 85.3 175,280
Source: CBC, 2012

2.80 The Science and Enterprise Park is competing with other locations in the East

Midlands to attract businesses. Within its catchment area of expanding technology-

based firms, there are two science parks and BioCity in Nottingham, all of which are

inner city locations. There is no comparable space in Leicester and Derby in terms of

size and amenities – though each city has a number of well established and

successful business and office parks.

2.81 Another important consideration is the potential availability of the former AstraZeneca

site, consisting of 124,000 sq m of offices, laboratories and clean room space on a

28 ha site on the northern edge of Loughborough part of which is currently being

evaluated by the new owner in anticipation of a more structured marketing campaign.

Much will depend on how the site is to be divided up and marketed.

Historic take-up

2.82 As summarised in Table 7 in 2012 ten tenants were on commercial leases occupying

16,950 sqm of space. They were paying an average rent of £10.23 per sq ft (ranging

from £5.70 to £11.70 per sqft) and service charges of around £9.44 (ranging from

£2.77 to £12.41 per sqft).

Table 7 – Large Commercial Occupants of the Science and Enterprise Park
(excluding SportPark)

No. of tenants Prior to
2003

2003-7 2008-9 2010 Total

0-200 sqm 2 2

200-1000 sqm 1 1 1 3

1000-2000 sqm 1 2 3

>2000 sqm 1 1 2

Total no of tenants 4 2 1 3 10

Lettings in period
(sqm)

7,680 1,967 927 6,376 16,950

Source: CBC, 2012
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2.83 At the end of November 2012, there were 17 tenants in the Innovation Centre,

occupying 968 sqm of space. Two of these tenants are spin outs from the University

(Axilica and Phase Vision) and CommAgility is a spin out of Motorola/LSI. Occupancy

development is summarised on Table 8.

Table 8 - Occupancy in the Innovation Centre

No of tenants, by
floorspace (sqm)

2011 (most relocated from old
innovation centre)

2012 Total

Rent a desk - 5 5

>50 4 2 6

51-100 2 1 3

101-200 2 - 2

>201 1 - 1

Total 9 8 17

Lettings in period 726 242 968
Source: CBC, 2012

2.84 As summarised in Table 9 twelve national governing bodies of sport moved into

SportPark in the spring of 2010. The Amateur Swimming Association (ASA) is the

largest occupant with 1,900 sqm and acted as the anchor tenant for the

development.

Table 9 – Occupancy in SportPark

Size of unit Number

0-50 sqm 3

51-100 sqm 2

101-400 sqm 5

>400 sqm 2

Total no 12

Area occupied sqm 4,075

Source: CBC, 2012

Future Demand

2.85 Using the UK Science Park’s annual survey as its body of evidence, the report

estimates that there will be four main sources of demand for space on the Science

and Enterprise Park:

 Space required by academic departments and specialist research units
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 Incubation space (15-150 sqm) for start-ups (including academic spin outs)

and very small companies with shared services available on an ‘easy-in easy-

out’ tenancy agreement

 Grow-on rented space (150 sqm upwards) from local and regional companies

attracted to move to Loughborough

 Larger inward investment companies requiring their own facilities.

2.86 Based on this data, they forecast that demand from start-ups and very small

businesses will be for 200-400 sqm per year (or 10 units at 40 sqm per unit per year);

demand for grow-on rented space will be between 1,500 and 2,000 sqm per year;

and inward investment requirements will amount to 1,500-2,500 sqm per year. In

addition, based on historical trends over the past ten years, it forecasts demand from

university departments and research projects to amount to 1,500-2,000 sqm per

year.

2.87 These forecasts are projected over a 15 year period and both optimistic and

pessimistic scenarios are summarised in Table 10 below.

Table 10 – Summary of Demand for Premises and Land over a 15 Year period

Pessimistic Scenario Optimistic Scenario

Uptake of
premises
pa (sqm)

Uptake of
premises

total
(sqm)

Site area
required

(ha)

Uptake of
premises
pa (sqm)

Uptake of
premises

total (sqm)

Site area
required

(ha)

Innovation
centre
space

200 3,000 - 400 6,000 -

Grow-on
rented
space

1,500 22,500 - 2,500 37,500 -

Inward
investment

1,500 22,500 - 2,500 37,500 -

Total
commercial
uses

3,200 48,000 24 5,400 81,000 41

Total
university
uses

1,500 22,500 11.25 2,000 30,000 15

Total 4,700 70,500 36.25 7,400 111,000 56
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Source: CBC, 2012

2.88 The report concludes conclude that the Science and Enterprise Park proposition as a

property offer is strong due to its size, location and expansion possibilities and that

there is a strong economic development rationale to expand it. However, in order to

be confident that this scenario is realistic, any constraints regarding organisation,

management and marketing will need to be addressed swiftly. Moreover, there is

need for a close examination of the commercial feasibility of the expansion and

sources of funding from the University, public and private sponsors.

Business Plan for the Delivery of a Science and Enterprise Park at
Loughborough – Charnwood Borough Council (2013)

2.89 This Business Plan (Phase 2 report) follows on from a Phase 1 Report above. The

purpose of the Business Plan was to provide Loughborough University and the

Council with a vision and framework of required actions to ensure that the expansion

of Science and Enterprise Park as envisaged in the Phase 1 Report can happen

smoothly. The Business Plan has been designed to highlight issues and options that

the University will need to take into account in the preparation of its more detailed

strategy and financial plans for the Science and Enterprise Park.

2.90 The Science and Enterprise Park’s vision will be underpinned by a number of

objectives associated with enterprise, technology transfer and commercialisation,

property development and funding (see Table 11). In order to be meaningful, these

objectives need to be quantified realistically and fully integrated into University

strategy and planning.

Table 11 – Science and Enterprise Park Objectives

Objective Description Quantification Comment

Enterprise Science and
Enterprise Park to
become a symbol and
focus of the
University’s Enterprise
ambitions

Science and
Enterprise Park to
become an integral
part of the University’s
Enterprise targets

Create a target
number of spin-out
companies per year

Attract a target
number of small start-
up businesses per
year

Attract a target
number of small and
medium

Quantification of
targets need to be
aligned with
University Strategy
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Objective Description Quantification Comment

Sized enterprises per
year

Attract a target
number of major new
corporate
Projects to Science
and Enterprise Park
per
Year by collaborating
Closely with UKTI
and other
intermediaries
Engaged in
international
networking and
marketing

Technology
Transfer and
Commericalisation

Science and
Enterprise Park to
become a key conduit
for technology transfer
and commercialisation
activities

Increase the breadth
and depth with which
all academic areas of
the University are
involved in innovation
and knowledge
transfer

Increase the number
of disclosures that
come forward for
potential exploitation

Attract major industry
led collaborative
research institutes to
Science and
Enterprise Park

Schools to develop
their own strategic
plans and Targets

Increase innovation
and transfer related
revenues by a target
rate per year

Quantification of
targets need to be
aligned with
University strategy

Property
Development

Science and
Enterprise Park’s
property offer to
develop in line with
the vision for the park
to become a thriving
environment for
knowledge-based
activities

Develop Science and
Enterprise Park and
the University
campus in an
integrated way

Ensure that an
environment is
created which allows
new companies to
thrive and major
industrial partners to
benefit from being
close to University
research groups

Set broad

Property targets to be
aligned with risk
profile of the
University and its
partners
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Objective Description Quantification Comment

development
Phases to develop
the available site over
a medium to long
term horizon

Develop a continuous
Supply of grow on
space

Funding Science and
Enterprise Park to
become self-
sustaining over the
medium term

Science and
Enterprise Park to
become a source of
revenue over the
medium to long term

Targets for net
revenue generation

Targets for increases
in valuation

Financial targets to
be aligned with risk
appetite

Source: CBC, 2013

Strategic Options – Risk/Reward Balance

2.91 Three strategic options are identified as pursuable in the development of Science

and Enterprise Park each of them with different risk/rewards balances:

 Option 1: More Of The Same (new property developments dependent on

funds from occupiers and the public sector) – This option implies that Science

and Enterprise Park development proceeds with the current predominantly

responsive strategy whereby development responds to market enquiries and

new property development is dependent on funds from occupiers and public

sector organisations. This option is very low risk in terms of financial exposure

but it is unlikely to generate significant momentum for Science and Enterprise

Park and will therefore achieve only modest contributions to the overall vision

 Option 2: Steady But Slowly (more ambitious targets but property

development still predominantly funded by clients; relatively little speculative

development) – This option requires a more pro-active approach towards the

development and marketing of Science and Enterprise Park sites and

buildings but it still means a relatively low exposure to risk. Consequently,

development is likely to happen gradually and slowly and it is unlikely that a

sufficiently strong momentum will be developed to take up the available land

holdings over the medium term
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 Option 3: Accelerated Development Building Up Strong Momentum – This

option is the most ambitious. It will require a schedule of development where

a series of new phases is programmed to be developed over time in line with

market demand and funding is achieved through a mixture of borrowing on

the market (against existing Science and Enterprise Park assets and revenue

streams) and the sale of sites and buildings.

2.92 All three options can contribute to the strategic objectives but Option 1 will have less

impact than Option 2 which will in turn have less impact than Option 3.

Sources of Demand

2.93 Future demand for space on Science and Enterprise Park is expected to come from

four main sources:

 Start-up companies and very small young businesses. These may have an

existing relationship with the University and may even be spin-out companies

 However, they might also be young companies from elsewhere looking for a

supportive environment.

 Existing technology-based companies, predominantly drawn from the Derby,

Nottingham and Leicester Triangle.

 Inward investment projects from elsewhere in the UK or outside the UK,

requiring a site to develop their own facilities which could be for R&D activities

or to develop a UK headquarter, new university or public sector facilities for

research, development or training.

Local Plan Core Strategy: Employment Land Topic Paper, Duty to Co-Operate
Topic Paper and Science and Enterprise Park Topic Paper – Charnwood
Borough Council (2013)

2.94 The Employment Land Topic Paper used as its basis the 2013 Leicester and

Leicestershire HMA Employment Land Study by PACEC. The findings of that study

are outlined in detail above and are not repeated here. However, in terms of the

delivery of employment sites, the Topic Paper noted that the context for the delivery

has fundamentally changed because of the recession. In response to the new

financial environment developers and investors have adopted new business models

for employment land development which may be summarised as follows:

 Focusing development activity on low risk design and build schemes on pre

2008 serviced plots for either freehold purchasers or leaseholders in a
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position to enter into a 10-15 year commitment supported by a strong

covenant

 Suspending investment in advance infrastructure and abandonment of

speculative development resulting in “liquidity trapped” sites

 Continued investment in the promotion of mixed use schemes including

elements of employment land where infrastructure costs can be cross

subsidised through the more commercially viable components of the overall

scheme.

2.95 Examples of sites reflecting the characteristics of all three behavioural models can be

found in the employment land supply chain in Charnwood. Specific examples include

the Watermead Business Park at Syston and “Interchange” at Birstall.

2.96 Agents acting for the majority of legacy allocations, sites with planning permission

and windfall brown field employment sites (which largely constitute the body of Tier 1

sites, as defined by the Leicester and Leicestershire HMA Employment Land Study)

advise that the rate of development will be dependent upon disposals for design and

build schemes or long term leasehold contracts; essentially they will be reactive to

signals received in response to their own marketing activities.

2.97 In the face of such uncertainty agents and promoters find it difficult to estimate when

precisely development will take place. However, such sites are well placed to service

the needs of the recovery in the short to medium term ensuring an immediate supply

of employment land in advance of the major new land releases associated with

mixed use developments emerging through the Core Strategy process.

Delivery of the Science and Enterprise Park

2.98 The Council is committed to working with its partners to secure the delivery of the

Science and Enterprise Park. “Our Place,” the Council’s Corporate Plan 2012 – 2016

includes the theme “Our place to grow and prosper” which establishes the Councils

commitment to a prosperous and thriving Borough which embraces innovation and

enterprise. The Plan pledges to support economic development and regeneration by

working with the Leicester and Leicestershire Enterprise Partnership and other

partners to support priority projects including the University Science and Enterprise

Park.

2.99 Other relevant points on the delivery of the Science and Enterprise Park, include that:
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 The Loughborough Science and Enterprise Park is one of four sites being

pursued by the LLEP as part of the government’s ‘City Deal’.

 The University has increased its marketing of the Science and Enterprise

Park, including engagement in the international property market place through

the MIPIM event in Cannes.

 Applications for funding support have been made to the European Regional

Growth Fund to help deliver the Advanced Technology Innovation Centre and

a 6,000 sqm expansion space for a successful existing Science and

Enterprise Park business.

 In support of its commitment to the City Deal priorities the LLEP has also

entered a bid under round 4 of the Regional Growth Fund for £10 million for

investment in infrastructure to support the roll out of development.

 Charnwood Borough Council and Leicestershire County Council have

committed £2 million to a capital fund to support the development.

Charnwood Employment Land Study – Leicestershire County Council (2006)
2.100 This study was commissioned in 2005 by Leicestershire County Council, on behalf of

the Leicester Shire Economic Partnership and its partners, including Charnwood

Borough Council, to assess the balance of demand and supply for employment land

in Charnwood Borough and draw the implications for policy, informing the Borough’s

emerging Local Development Framework, sub-regional strategies and proposals.

2.101 The study analyses the Charnwood area in terms of its employment possibilities by

use of a Strengths, Weaknesses, Opportunities and Threats Matrix (see Table 12).
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Table 12 – SWOT Analysis
Strengths Weaknesses

 Charnwood is rich in knowledge-
based industries.

 It has attracted inward investment
from multinationals: E.g.
AstraZeneca, 3M Healthcare, FKI,
Lafarge, Fisher Scientific etc.

 It is strategically located at the
centre of the Three Cities, with large
labour catchment: 1.25 million
people live within 45 minutes’ drive
of Loughborough and 800,000 of
South Charnwood (Leicester City 1.0
million).

 Loughborough University is
internationally known across diverse
areas of research:

o E.g. environmental
technologies, engineering,
sports science.

 Students rated it number 1 in the UK

for its overall offering.

 Charnwood’s employment has
stagnated in the last decade while
the national total was growing.

 Manufacturing, in which Charnwood
is traditionally strong, has been
declining fast.

o The lost jobs need to be
replaced by modern, more
sustainable industries.

 The labour market is mismatched:
Industrial decline has left behind an
excess of obsolete skills, while
modern skills are lacking.

 In the Leicester Shire Business
Survey, 2005, the key barrier to
growth was staff shortages. 19% of
firms quote this (Leicestershire
15%),

 Problems often in lower-skilled/semi-
skilled occupations.

 Congestion is a problem in
Charnwood, around the edge of
Leicester and in Loughborough but
less so in Coalville (North West
Leicestershire)

Opportunities Threats

 Many local residents travel to
work outside the Borough.

 They could be clawed back if
more jobs are created in the
Borough.

 Given the Borough’s central
location and large labour
catchment (see Strengths,
above), it could potentially draw
many more in-commuters

 There may be potential to attract
a Civil Service relocation. The
Borough has missed out in this
respect compared to nearby
Local Authorities.

 Charnwood’s labour catchment
covers many universities:
Nottingham, Derby, Leicester
and Loughborough.

 Charnwood could provide job
opportunities for their graduates.

 The growth of Nottingham East
Midlands Airport should create
jobs directly and indirectly but
many may be low-skilled.

 The proposed Science Park
should attract high-value
industries.

 Lack of high- quality
employment land may constrain
growth.

 North West Leicestershire is a
strong competitor: E.g.
speculative SME
accommodation at Forest
Business Park, Coalville.

 Loughborough town centre is
exposed to strong competition
from the Three Cities and out-of-
town retail.

 Charnwood lacks a clear image
for business.

 This may improve with proposed

marketing initiatives.
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 Charnwood could attract more
warehousing/logistics: thanks to
its location at the centre of
England and close to
Nottingham East Midlands
Airport.

Source: LCC, 2006

2.102 The study forecasts a net fall in employment in B-Class employment of some 2,000

jobs over 2001-16, a 6 percent decrease. The most significant decrease will be in

industrial employment, with the loss of 4,400 jobs, while warehousing and office

based employment is forecast to grow by 1,000 and 1,400 jobs respectively.

2.103 The resulting land requirements (including a margin for friction, or churn) are for

some 11 ha of additional land for offices and a fall of 16 ha in land for industry and

warehousing. There is an oversupply of some 9 ha of office land, although this is felt

to understate real office needs, especially when overspill demand from Leicester City

is taken into account, and also that there is very little office land available to meet

local needs.

2.104 For industry and warehousing, land is oversupplied by 27 ha. However, this does not

take account of likely land losses which reached 7 ha/year over 2002-2005. If this

rate of loss continues then the Borough will have an accumulated shortfall of some

50 ha by 2016.

2.105 Most of the Borough’s existing, occupied employment sites and areas are of good

quality and should be protected. Many of the sites judged as average quality are

also well occupied, with small rural sites fulfilling local needs and larger sites meeting

buoyant demand from light industrial uses. Only a small number of sites in village

centres, with poor access could be lost without economic harm. All existing

employment sites should also be protected.

2.106 In terms of new allocations, recommendations included:

 Land west of Loughborough University, South of the A512 (i.e. west of the

existing science park) for the proposed new Science Park

 Small scale office development on the Loughborough town centre opportunity

sites, as part of mixed use schemes

 The A46 corridor and along the A6 corridor north of the A46/A6 junction

should be areas of search for new general industrial or strategic distribution

use sites
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 Land along the A512 between Loughborough and Shepshed would also be

suitable for strategic distribution uses.

2.107 The Local Plan should include a policy to allow for positive windfalls, which permits

applications for employment use on non allocated sites, where:

 “There is no aggregate over-supply against the total quantitative requirements

set out in the LDF or there is a qualitative requirement which overrides the

lack of quantitative need and

The site is suitable, considering access, internal and external environments

and (for office development) the sequential principle.”

Neighbourhood Planning
2.108 The Localism Act (2011) introduced new rights and powers to allow local

communities to shape new development by coming together to prepare

neighbourhood plans. Neighbourhood forums and parish councils can use new

neighbourhood planning powers to establish general planning policies for the

development and use of land in a neighbourhood - 'neighbourhood development

plans.' Such plans are currently being drafted for the communities of Charnwood. To

date only the neighbourhood areas of Thurcaston and Cropston, and Barrow upon

Soar have had applications to create a neighbourhood plan approved.

Summary

2.109 It is a responsibility of local government to support and encourage economic growth.

This includes the provision, initially through planning policy, of sufficient employment

land and premises.  This must be of the right scale, type, location, be readily

available for development and be well related to the strategic or local highway

network according to the nature of the site and the function of the settlement.  One of

the most important issues to consider is that the land must be allocated in

sustainable locations and be readily capable of development.  The employment land

portfolio needs to be balanced and to adequately cater to all sectors of the economy,

i.e. small and large businesses, offices and industrial, high and low quality

operations.

2.110 It is the stated intention of the Leicester and Leicestershire Economic Partnership

(LLEP) to create 45,000 new jobs, lever £2.5 billion of private investment and

increase GVA by £4 billion by 2020. The Strategic Economic Plan (SEP) sets out the
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framework for achieving this vision.

2.111 Of most relevance to the Charnwood LA is the GA4 Growth Area Plan for

Loughborough and the attendant Transformational Priority (TP3) to develop the

Loughborough University Science and Enterprise Park (the Science and Enterprise

Park, Loughborough Science Park).

2.112 The Loughborough Growth Area draws together key economic growth priorities

including the knowledge-based employment opportunities at Loughborough

University Science and Enterprise Park and the Charnwood Biomedical Campus.

The Growth Area will also facilitate the development of housing growth at

Loughborough and Shepshed and the supporting infrastructure required to facilitate

these developments. The area will also need additional utilities investment, together

with improvements to the road network, to overcome barriers to development.

2.113 Additional University land holdings provide the opportunity to increase this space by

200 percent, creating as many as 4,000 additional jobs on site and leveraging private

investment of up to £240 million.

2.114 The Leicester and Leicestershire HMA Employment Land Study forecasts that

Charnwood will need 49,500 sqm offices, 18.90 ha of industrial and no land for

strategic warehousing to 2031. Measured against supply, there is a surplus of 17,330

sqm of office space, while the Borough has a 67.42 ha oversupply of industrial land.

2.115 Research undertaken in 2010 for Prospect Leicestershire suggests that the new

homes of the two SUE proposals will generate need for an extra 10,484 sqm of office

floorspace, 8.5 ha of industrial land and 8.2 ha of warehousing land. This varies if

differing levels of affordable housing or commuting are applied.

2.116 50 ha of employment land was allocated in the 2004 Local Plan, comprising:

 Extension to Hayhill Industrial Estate, Sileby – 2 ha

 Extension to Woodbrook Industrial Park, Belton Road, Loughborough – 6 ha

 Dishley Grange, Hathern – 20 ha

 Granite Way, Mountsorrel – 5 ha

 Land at Rothley Lodge, east of the A6 Bypass, Rothley – 13 ha

 Land north of Harrowgate Drive, Wanlip – 4 ha.
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2.117 The remaining undeveloped employment land within these allocations is considered

further in Section 6.0.

2.118 The emerging Local Plan identifies the Leicester Principal Urban Area as the priority

location for growth, with the delivery of at least 7,260 homes and up to 46 ha of

employment by 2028. Other needs will be met at Loughborough and Shepshed with

the provision of 6,450 homes and up to 22 ha of employment land by 2028. A further

of 77 ha expansion land is identified for the Science and Enterprise Park to the West

of Loughborough University. Within the Service Centres at least 3,170 homes and up

to 7 ha of employment land will be provided by 2028.

2.119 Charnwood Borough Council recognises that its principle strengths in the competition

to attract investment and growth are in its proximity to the motorway infrastructure

and the presence within its borders of the Loughborough University Science and

Enterprise Park.

2.120 Having had a strong manufacturing base historically, the region is seeking to switch

into high tech industries to replace jobs that have been lost during the long-term

decline of this sector. Leveraging the expertise of the university and its ability to

attract new ‘knowledge-based’ industries to the area is at the heart of the strategy of

developing the Science and Enterprise Park and land has been set aside enable the

expansion of the Science Park over the period of the Core Strategy. The need for

greater managerial oversight and control has been flagged and a single body

established to ensure that Science and Enterprise Park is marketed and developed

more rigorously than has been the case previously.
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3.0 SOCIO-ECONOMIC PROFILE

Introduction
3.1 This section provides a summary profile of the prevailing social and economic

conditions in Charnwood.  It aims to provide the socio-economic context which

shapes employment land demand and supply factors in the study area to facilitate

sustainable growth. It also provides an important context for understanding economic

demand/need, having regard to the wider regional and national economies.

3.2 This section therefore considers the size of the economy, where the businesses are,

and what type of businesses they are.  By appreciating these aspects it is easier to

facilitate economic development by allocating land and premises in the correct

locations and of the right type.  The profile is a result of secondary research, drawing

together a number of existing data sources.  It also uses demographic data to build

the picture, given that there are no readily available answers to some of the key

questions included within this section.

3.3 Local planning authorities should have a clear understanding of needs and stronger

indication of performance against neighbouring areas, as well as sub-regional and

national averages. Within this section therefore, Charnwood is compared to the

seven other local authority areas of Leicester and Leicestershire. Charnwood is also

compared to the wider county of Leicestershire and the East Midlands region. Where

the figures for Leicestershire also include the unitary local authority of the Leicester

City, this is indicated.

3.4 Although this section does use some data from the 2011 Census, 2012-2014

statistics have also now been produced for a number of socio-economic categories.

This section therefore utilises the most up to date data available on each subject.

Demographic Assessment
3.5 The population of the Borough as of the 2011 Census was 166,100 residents, which

was just over a quarter of the Leicestershire total. As Table 13 shows, Charnwood is

the second most populous local authority area in Leicester and Leicestershire and

after Leicester City.
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Table 13 – Leicester and Leicestershire Population

Area Population Proportion, percent

Blaby 93,915 14.4

Charnwood 166,100 25.5

Harborough 85,382 13.1

Hinckley and Bosworth 105,078 16.2

Melton 50,375 7.7

North West Leicestershire 93,469 14.4

Oadby and Wigston 56,170 8.7

Leicestershire 650,489 100.0

Leicester City 329,839 N/A
Source: 2011 Census

3.6 As of spring 2014 (ONS Annual Population Survey – Apr 2013-Mar 2014), 71.5

percent of Charnwood’s working age population was in employment (83,300

residents).  This was slightly below the East Midlands (72.1 percent) and

Leicestershire (73.2 percent) averages.

3.7 As Table 14 shows, as of spring 2014, unemployment in the Borough was at a

relatively average level within Leicestershire.  The unemployment rate (5.4 percent)

was higher than in Harborough, Melton and Blaby, but lower than elsewhere. In

particular, unemployment in Charnwood was less than half that of Leicester City. It

was also low when compared to regional and national averages.

Table 14 – Unemployment Rates *

Area Unemployment Rate (percent)

Blaby 4.8

Charnwood 5.4

Harborough 3.6

Hinckley and Bosworth 5.6

Leicester City 13.4

Melton 4.5

North West Leicestershire 6.6

Oadby and Wigston 6.2

Leicestershire 5.8

East Midlands 7.1

Great Britain 7.2

Source: ONS Annual Population Survey, 2014



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 54

*Percentage of economically active population.

3.8 Unemployment in Charnwood has increased over periods of 2006 to 2014. In mid-

2006 (pre-recession, the period of the previous Employment Land Study), the

Borough had an unemployment rate of 4.3 percent, which was above the County

average. Unemployment increased over the subsequent recessionary period of 2008-

2013, peaking in mid-2012 at 6.8 percent. Overall, unemployment in Charnwood is

1.1 percent higher in March 2014 than in September 2006. As Table 15 shows,

Charnwood has seen a slightly lower relative increase in unemployment than the

county, region or nation over the 2006-2014 period.

Table 15 – Unemployment Change 2006-2014, Percent*

Area Sept 2006
Unemployment

Rate

Sept 2012
Unemployment

Rate

March 2014
Unemployment

Rate

Percentage
change 2006-

2014

Charnwood 4.3 6.8 5.4 +1.1

Leicestershire 3.6 6.2 5.8 +2.2

East Midlands 5.1 8.2 7.1 +2

Great Britain 5.4 7.9 7.2 +1.8

Source: ONS Annual Population Survey, 2006, 2012 and 2014

*Percentage of economically active population.

3.9 Deprivation is not a significant issue in Charnwood. The Borough is ranked as the

231st most deprived local authority area in England (out of 326 local authority areas)

in the national Index of Multiple Deprivation (IMD, 2010).

3.10 As Table 16 shows, Charnwood has a relatively high deprivation ranking in Leicester

and Leicestershire. It has a higher rate of deprivation than Blaby, Hinckley and

Bosworth, Melton, Oadby and Wigston and, most notably, Harborough. Only North

West Leicestershire has a significantly higher rate of deprivation. It is also important

to note the high rate of deprivation in Leicester City (the 25th most deprived local

authority area in England) when compared to the surrounding areas of

Leicestershire.
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Table 16 – IMD 2010, Leicester and Leicestershire Local Authority Average
Ranking*

Area Ranking

Blaby 297

Charnwood 231

Harborough 319

Hinckley and Bosworth 252

Leicester City 25

Melton 251

North West Leicestershire 200

Oadby and Wigston 265

Source: IMD, 2010

* Ranked out of 326, with 1 being the most deprived authority in England (Liverpool) and 326 the least

deprived (Hart District).

3.11 In 2010, only seven of the Borough’s 100 Lower Super Output Areas (LSOAs) were

in the top 30 percent most deprived in England. Two were ranked in the top 10

percent. These areas of deprivation include northern, eastern and central parts of

Loughborough (east of Epinal Way and east of High Street, south east of Baxter

Gate) and eastern parts of Shepshed. 15 of Charnwood’s LSOAs were in the 10

percent least deprived in England. These are focused in suburban and rural areas

west of Loughborough and in the rural south east of the Borough.

3.12 Table 17 shows that the National Vocational Qualification (NVQ) level attained by the

working age population of Charnwood is comparable to wider averages. The

Borough has the third highest proportion of working age residents qualified to NVQ

Level 4 and above (equivalent to degree level), in Leicester and Leicestershire, after

Blaby, Oadby and Wigston and, most notably Harborough.  This percentage is above

the East Midlands average, but below national averages.

Table 17 – Qualifications (2013), Percent

Level NVQ4
and

above

NVQ3
and

above

NVQ2
and

above

NVQ1
and

above

Other
qualifications

No
qualifications

Blaby 38.1 60.6 75.0 87.9 5.7 6.4
Charnwood 32.9 57.2 76.3 87.6 5.7 6.8
Harborough 40.1 59.2 74.3 85.7 5.3 9.0

Hinckley and Bosworth 29.1 51.5 72.8 84.2 4.0 11.8
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Level NVQ4
and

above

NVQ3
and

above

NVQ2
and

above

NVQ1
and

above

Other
qualifications

No
qualifications

Leicester City 29.0 47.1 62.7 74.5 11.8 13.7

Melton 29.9 55.9 69.7 86.1 5.5 8.3

North West
Leicestershire 25.3 45.1 71.7 87.4 2.5 10.1

Oadby and Wigston 37.2 58.4 74.9 82.3 5.6 12.1

Leicestershire 33.0 55.4 74.1 86.2 4.9 8.8

East Midlands 30.1 52.4 69.7 83.1 6.6 10.3

Great Britain 35.2 55.8 72.5 84.4 6.3 9.3
Source: ONS Annual Population Survey 2013

3.13 However, the proportion of residents with no qualifications (6.8 percent) is modest

when compared to most neighbouring local authority areas. Only Blaby has a lower

proportion of unqualified residents. The proportion of unqualified residents is also

lower than that of the East Midlands and Great Britain.

Employment by Occupation
3.14 Table 18 illustrates the breakdown of employment by main occupation group. The

data shows that Charnwood has higher proportions of people employed as managers

and senior officials and in professional occupations than is the case elsewhere. The

data also shows that the proportions in those professional sectors has increased

since 2006.

Table 18 – Employment by Main Occupation Group

Socio-
Economic
Class

Charnwood
2006,

percent

Charnwood
2014,

percent

Leicestershire
Average,
percent

East
Midlands,
percent

Great Britain,
percent

Managers
and senior
officials

10.7 13.3 11.9 9.9
10.2

Professional
occupations 17.7 23.9 19.3 18.1 19.9

Associate
professional
and technical
occupations

15.6 9.3 14.8 12.8

14.1

Administrativ
e and
secretarial
occupations

14.2 10.2 11.1 10.5

10.7

Skilled trades
occupations 11.5 13.2 11.9 11.0 10.5
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Socio-
Economic
Class

Charnwood
2006,

percent

Charnwood
2014,

percent

Leicestershire
Average,
percent

East
Midlands,
percent

Great Britain,
percent

Personal
service
occupations

6.0 7.6 8.1 8.6
9.1

Sales and
customer
service
occupations

9.9 6.9 8.1 7.9

7.9

Process plant
and machine
operatives

7.5 5.9 5.4 8.6
6.2

Elementary
occupations 6.9 9.6 9.3 12.1 10.7

Source: Annual Population Survey April 2005-March 2006 and April 2013-March 2014

3.15 Charnwood also has a higher proportion of people employed in skilled trades

occupations than the county or regional averages, again something that has

increased since 2006. Conversely, only modest proportions of people are employed

locally in personal service and sales and customer service occupations. The numbers

employed in sales and customer services has particularly decreased since 2006. The

proportion employed in ‘elementary’ occupations is low in the East Midlands context

but comparable to the Leicestershire average.

3.16 Table 19 measures local economic activity using Business Register and Employment

Survey (BRES) data.  BRES provides details of the number of jobs within differing

industry sectors within a local authority area. BRES is a comparatively recent

measure of local economic activity, only introduced in 2011 and not readily

comparable with older data which is usually based on Annual Business Inquiry

statistics.

Table 19 – Economic Activity

Employment Structure, proportion of jobs, percent

Charnwood,
percent

Leicestershire,
percent

East Midlands,
percent

Great
Britain,
percent

1 : Agriculture, forestry &
fishing* 1.0 0.3 0.3 0.8

2 : Mining, quarrying &
utilities 1.6 2.3 1.0 1.3

3 : Manufacturing 13.7 14.9 15.8 8.6

4 : Construction 4.3 4.6 4.4 4.5
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Employment Structure, proportion of jobs, percent

Charnwood,
percent

Leicestershire,
percent

East Midlands,
percent

Great
Britain,
percent

5 : Motor trades 2.1 2.2 2.4 1.7

6 : Wholesale 5.3 6.3 5.7 4.1

7 : Retail 10.2 9.5 10.6 10.2

8 : Transport & storage (inc
postal) 5.2 8.7 3.7 4.5

9 : Accommodation & food
services 5.5 5.6 5.5 6.8

10 : Information &
communication 2.0 1.7 1.8 3.9

11 : Financial & insurance 1.8 2.0 1.1 3.9

12 : Property 0.9 0.8 1.0 1.6

13 : Professional, scientific &
technical 6.0 9.6 8.4 7.5

14 : Business administration
& support services 8.5 7.1 4.7 8.3

15 : Public administration &
defence 4.5 3.2 2.7 5.0

16 : Education 10.0 8.6 15.6 9.5

17 : Health 13.3 8.4 9.7 13.4

18 : Arts, entertainment,
recreation & other
services

4.1 4.3 5.5 4.4

Source: Business Register and Employment Survey 2012

*Excludes farm based agriculture.

3.17 Table 19 illustrates the strength of public sector employment in Charnwood. 27.8

percent of the Borough’s workforce is employed in public administration, education

and health in 2012. This was in line with the East Midlands average of 28.0 percent,

but high in the context of Leicestershire. Across the county only 20.2 percent of

employment was in state sectors.

3.18 The manufacturing sector also employed a high proportion of local people in

Charnwood. It accounted for 13.7 percent of jobs, high in the national context but

slightly below county and regional averages.  Within the general manufacturing

sector, some key local sub-sectors include:

 Manufacture of fabricated metal products, except machinery and equipment,

which employed 1,526 in 2012

 Manufacture of electrical equipment, which employed 1,225 in 2012
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 Manufacture of rubber and plastic products, which employed 957 in 2012

 Manufacture of food products, which employed 737 in 2012.

3.19 In terms of service sectors, business administration and support services and

Information and communication have the strongest roles. Employment in both was

above county and regional averages in 2012. Perhaps surprisingly given the

presence of Loughborough University and the Science and Enterprise Park,

employment in the professional, scientific and technical sectors accounted for only

6.0 percent of jobs. This compared to 8.4 percent across the East Midlands and 9.6

percent across Leicestershire.

3.20 Transport and storage (logistics) is a relatively strong sector locally although

Charnwood lacks the large scale logistics parks found in other Leicestershire

Borough’s, such as Magna Park in Lutterworth, Harborough or Hinckley

Commercial Park, Hinckley and Bosworth. This explains why the proportion

employed in transport and storage sector in Charnwood (5.2 percent) was well below

the Leicestershire average of 8.7 percent.

3.21 Agriculture, forestry and fishing employed 1.0 percent of the Borough’s population in

2012, compared to only 0.3 percent across the county and the region. Even

excluding farm based agricultural employment, this shows the relative strength of

such rural industries in the Borough.

Numbers and Sizes of Businesses
3.22 ONS data identifies that there were 6,180 VAT registered businesses operating in the

Borough (see Table 20) in 2013. This is an increase of some 21 percent on 2006

when there were 4,875 businesses in the Borough.

3.23 6,180 businesses comprises 15.9 percent of the total stock of businesses in

Leicester and Leicestershire and 3.5 percent of the East Midlands stock. As Table

20 also shows Charnwood has the second highest stock of businesses in Leicester

and Leicestershire, after Leicester City.

Table 20 – Total Number of VAT Registered Businesses

Area VAT Registered Businesses, 2013

Blaby 3,920

Charnwood 6,180

Harborough 4,930
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Area VAT Registered Businesses, 2013

Hinckley and Bosworth 4,355

Leicester City 10,750

Melton 2,530
North West Leicestershire 4,265
Oadby and Wigston 1,855
Leicestershire * 38,785

East Midlands
175,025

Great Britain 2,543,120
Source: ONS VAT Registrations/Deregistration, 2013

*Within this dataset, Leicester City is included as part of the County of Leicestershire.

3.24 82.3 percent of businesses in Great Britain employ less than ten people (micro

businesses), and overall 96.6 percent of all businesses are classified as small (up to

49 employees). Business sizes in Charnwood, and across Leicester and

Leicestershire, generally follow national averages.  As Table 21 shows, 97.0 percent

of businesses in Charnwood employ less than 50 employees, while the proportion

employing less than ten is 83.0 percent.

Table 21 – Business Sizes

Area Number of Employees

1-4 5-9 10-19 20-49 50-99 100-249 250+

Charnwood 68.1 14.9 8.2 5.8 1.6 1.1 0.3

Leicestershire* 67.9 14.5 8.4 5.5 2.1 1.1 0.5

East Midlands 67.1 14.8 8.6 5.9 2.1 1.1 0.4

Great Britain 68.0 14.6 8.4 5.6 1.9 1.0 0.5
Source: ONS 2013

*Within this dataset, Leicester City is included as part of the County of Leicestershire.

3.25 The total number of VAT registered businesses can be broken down further by

industry sector. It should be noted that recent changes in the sector categorisation of

VAT registered businesses mean that the below data cannot be compared to past

ONS Vat Registrations/Deregistration statistics. Table 22 shows that the highest

proportion of businesses in Charnwood is in the professional, scientific and technical

sector.  This sector accounts for 13.5 percent of active businesses, slightly above

county and regional averages although still below the national average of 14.9

percent. This can be compared to the BRES data above, from a year earlier, which
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suggests that the level of employment generated by these professional, scientific and

technical companies may not be high.

Table 22 - VAT Registered Businesses by Sector, percent

Sector Charnwood,
percent

Leicestershire*
Average,
percent

East
Midlands
, percent

Great
Britain,
percent

Agriculture, Forestry and Fishing 3.2 4.6 6.3 5.1

Production 8.5 9.2 7.7 5.8

Construction 11.0 9.8 10.7 10.1

Motor Trades 3.8 3.5 3.8 3.0

Wholesale 5.9 6.2 5.3 4.7

Retail 11.5 11.1 10.9 10.8

Transport and Storage 3.9 4.2 4.3 3.2

Accommodation and Food
Services

5.9 5.6 6.0 6.4

Information and Communication 5.2 4.7 4.6 6.8

Finance and Insurance 2.3 3.8 2.5 2.5

Property 3.2 3.8 3.3 3.6

Professional, Scientific and
Technical

13.5 12.3 12.3 14.9

Business Administration and
Support Services

6.4 6.2 6.1 6.9

Public Administration and
Defence

0.9 0.8 1.3 1.0

Education 2.6 2.6 2.8 2.5

Health 5.7 5.6 6.0 5.8

Arts, Entertainment, Recreation
and Other Services

6.5 6.1 6.0 6.9

Source: ONS 2013

*Within this dataset, Leicester City is included as part of the County of Leicestershire.

3.26 The next largest business sectors are retail (11.5 percent) and construction (11.0

percent). The proportion of construction businesses in the Borough is particularly

above the Leicester and Leicestershire average of 9.8 percent. The local production

(manufacturing) sector is also relatively strong, accounting for 8.5 percent of

businesses. However, this is below above the Leicester and Leicestershire average

of 9.2 percent.
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3.27 In addition to professional, scientific and technical companies, Charnwood also has a

high proportion information and communication firms. 5.2 percent of local businesses

are in these sectors, compared to county and regional averages of 4.7 and 4.6

percent respectively.

3.28 In terms of the number of businesses, rather than the numbers employed which is

discussed above, agriculture, forestry and fishing have only a limited role in

Charnwood. Only 3.2 percent of local businesses operate in these sectors,

compared to 6.3 percent across the East Midlands.

Geographic Location
3.29 Table 23 shows the distribution of office and industrial premises (hereditaments

identified by the Valuation Office for the purposes of business rates collection).  The

spatial distribution can be analysed by Middle Super Output Areas (MSOAs).

Charnwood comprises 22 such MSOAs, and these have been separated into the

main settlements and their surrounding hinterlands. The most recent Valuation

Office data available at the MSOA level is only for 2008, which pre-dates the

recession.

Table 23 – Distribution of Premises and Homeworking

Area Middle
SOAs

Number of Units Number of
People

HomeworkingFactories/
Warehouses

Offices

Loughborough
Includes the settlement area,
plus land to the north,
extending along A6 and land
extending west to the M1

001-004,
007, 009-

010

607 350 2,311

Shepshed
Includes all land west of the
M1

005-006 81 41 670

Rural North East
An arc of rural land extending
from the edge of
Loughborough east to the
boundary with Melton and
south to the edges of Barrow,
Sileby, Cossington and East
Goscote. Includes
Burton/Walton On the Wolds,
Wymeswold and Rearsby

008 107 20 634

A6 Corridor
Includes Barrow On Soar,

011-014 239 65 1,688
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Area Middle
SOAs

Number of Units Number of
People

HomeworkingFactories/
Warehouses

Offices

Quorn, Sileby, Mountsorrel,
Rothley

Rural South East
Rural land east of Syston.
Includes Quenborough and
East Goscote.

015 129 0 342

Rural South West
Rural land extending west
from the edge of Mountsorrel
and Quorn to the boundary
with Hinckley and Bosworth.
Includes Woodhouse,
Woodhouse Eves,
Thurcaston, Cropston,
Newton Linfold

016 15 7 602

Syston 017-018 126 53 519

Leicester PUA
Includes Birstall, Turmaston,
Anstey

19-22 247 80 1,295

Total 1,551 616 8,061
Source: ONS Commercial and Industrial Floorspace 2008/ Census 2011

3.30 Table 23 shows that overall the number of industrial units is two and a half times the

number of offices.  In 2008, the greatest concentration of industrial premises was in

MSOA 002 (Northern Loughborough including most of the Bishops Meadow Road

and Belton Road Industrial Estates), with 471 units.  MSOA 021 (Thurmaston) was

also a focus for industrial premises, with 210 units.  Offices were focused in MSOAs

002 and 003 (Northern Loughborough and the Town Centre), which contained 155

and 113 premises respectively.

3.31 Unsurprisingly there are comparatively few units in the rural south west of the

Borough, although there are rural industrial estates in the east. Shepshed contains a

number of the Borough’s large employers, but the actual number of units in the town

(81 factories/warehouses and 41 offices) is not large. There were also no office or

industrial units recorded in MSOA 004 which comprises residential neighbourhoods

in the west of Loughborough and greenfield extending west to the M1, north of the

A512.
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Homeworking
3.32 Homeworking plays a modest role in the economy of Charnwood.  The 2011 Census

records that 11.6 percent of the economically active population of the Borough, in

employment, worked from home that year, which is only slightly above the East

Midlands average of 10.2 percent. However, Charnwood’s level of homeworking is

below the Leicestershire average (13.0 percent). It is also low when compared to the

local authority areas of Leicester and Leicestershire individually, only urban Leicester

and suburban Oadby and Wigston have lower rates of homeworking:

 Blaby – 11.7 percent

 Charnwood – 11.6 percent

 Harborough – 18.2 percent

 Hinckley and Bosworth – 12.8 percent

 Leicester – 7.6 percent

 Melton – 16.2 percent

 North West Leicestershire – 12.7 percent

 Oadby and Wigston – 9.7 percent.

3.33 Unsurprisingly, higher proportions of people worked from home in the more rural

parts of Charnwood. Homeworking is extremely prevalent in the rural north east of

the Borough (MSOA 008) where a quarter of the economically active population

worked from home. In the rural south west, homeworking is also at 25.5 percent.

Within the main settlements of the Borough, homeworking proportions are 8-10

percent.

Commuting Patterns
3.34 Annual statistics on commuting are available from the Annual Population Survey, the

latest available being for 2011 (see Table 24).  These figures show that Charnwood

is a net exporter of labour with a net outflow of 11,739. Neighbouring Hinckley and

Bosworth is also a large net exporter of labour, while Leicester is by far the largest

importer in the county with a net inflow of some 25,896 workers.
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Table 24 – Leicester and Leicestershire Commuting Flows, 2011

Area Out-
Commuters

(No.)

In-
Commuters

(No.)

Net Flow
(No.)

Live and
Work in
Area*
(No.)

Percentage who
Live and Work in

area as a
Percentage of the
Total Employed,

percent

Blaby 27,959 31,657 3,698 10,551 42

Charnwood 34,795 23,056 -11,739 9,203 56

Harborough 21,475 19,561 -1,914 22,938 52

Hinckley and Bosworth 26,971 15,730 -11,241 27,094 50

Leicester City 67,227 41,331 25,896 96,656 70

Melton 10,231 6,149 -4,082 16,149 62

North West Leicestershire 19,246 26,699 7,453 22,776 59

Oadby and Wigston 17,157 11,873 -5,284 9,393 35
Source: Annual Population Survey, 2011

*Includes those who live and work in the local authority area, homeworkers and those with no fixed working

address.

3.35 Charnwood has an average level of self containment in Leicestershire. 56 percent of

the Borough’s working residents live and work in the area. This compares well to

nearby Hinckley and Bosworth, Blaby and most notably Oadby and Wigston where

self containment rates range from 50 percent in Hinckley and Bosworth to only 35

percent in Oadby and Wigston. By comparison 62 percent of Melton’s working

residents and 70 percent of Leicester’s working residents live and work within those

two local authority areas.

3.36 For those commuting out of Charnwood to work, 44 percent (15,359 residents)

travelled into Leicester. The next most popular destination was Blaby, which

accounted for some 10 percent of out commuting (3,452 residents), followed by North

West Leicestershire (3,263 residents, 9 percent), and Hinckley and Bosworth (1,120

residents, 3 percent). 3 percent left the county for neighbouring Rushcliffe (1,035

residents). For longer distance commuting destinations in Derbyshire were most

popular, followed by Rutland. Very few residents commuted into Nottinghamshire.

3.37 23,056 people commuted into Charnwood to work. Almost a quarter of these (5,496)

came from Leicester while another 16 percent (3,605) came from North West

Leicestershire and 9 percent (2,048) came from Rushcliffe. Charnwood was a net

importer of labour from those last two destinations and also from neighbouring
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Hinckley and Bosworth and Melton, which accounted for around 6 percent of the

inflow each. The small numbers who travelled from further afield to work in

Charnwood included residents from across Derbyshire, Rutland and Broxtowe in

Nottinghamshire.

Earnings
3.38 Table 25 shows that the earnings of people living and working in Charnwood are

above the Leicestershire average when measured by place of residence.  It is also

above East Midlands levels when measured by place of residents.

Table 25 – Average Weekly Earnings

Area Gross Median
Weekly Pay, £
(Analysis by

place of work)

Gross Median
Weekly Pay, £
(Analysis by

place of residence)

Blaby 379.1 458.7
Charnwood 374.3 423.9
Harborough 370.3 456.5
Hinckley and Bosworth 380.9 395.6
Leicester City 410.3 355.9
Melton 309.0 334.9
North West Leicestershire 418.0 420.0
Oadby and Wigston 303.3 413.3
Leicestershire 380.1 413.8
East Midlands 384.3 416.5
Great Britain 418.0 418.6

Source: Annual Survey of Hours and Earnings 2013

3.39 When measured by place of residence, average weekly pay is higher in Charnwood

than in all the other local authorities in Leicestershire apart from Blaby and

Harborough. When measured by place of work, however, Charnwood is below wider

averages. Across the county only Harborough and most notably Melton and Oadby

and Wigston have lower rates of median pay.

Summary
3.40 Charnwood has a population of 166,100, comprising an economically active and

skilled workforce. Deprivation is low, only seven of the Borough’s 100 LSOAs are in

the top thirty percent most deprived in England. The Borough has a high proportion

of residents educated to degree level and comparatively low proportion of people
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with no qualifications. A high proportion of local residents work in professional and

associate professional occupations

3.41 Unemployment is low in the context of Leicestershire, and is well below regional and

national averages. Unemployment has increased over the recessionary period from

2006, but the increase has not been as sharp as elsewhere

3.42 Charnwood has a degree of dependence on public sector employment and the

proportion employed in public administration, education and health is above average

for Leicestershire.

3.43 Charnwood also retains a strong local manufacturing sector, with 13.7 percent of the

working population in manufacturing jobs, high in the national context but slightly

below county and regional averages. This includes large numbers of people

employed in the manufacture of metal products, electrical equipment, rubber and

plastic products and food.

3.44 In terms of service sectors, business administration and support services and

Information and communication have the strongest roles. Employment in the

professional, scientific and technical sectors was more modest, and below wider

averages, although these sectors do account for a high proportion (13.5 percent) of

local businesses.

3.45 Overall there were some 6,180 businesses operating in the Borough in 2013, up from

4,875 in 2006. Most of those businesses employ less than ten employees (83.0

percent).

3.46 Charnwood’s supply of industrial premises is focused in northern Loughborough and

in Thurmaston/Syston.  Offices also focused in northern Loughborough and in the

Town Centre.

3.47 In 2011, 11.6 percent of the economically active population of the Borough, in

employment. This is low in the Leicestershire context. High proportions of people

work from home in the rural north east and south west of Charnwood.

3.48 In terms of commuting, Charnwood is a net exporter of labour, the largest in

Leicestershire. Despite this Charnwood is still a relatively self contained local

authority area. 56 percent of the Borough’s working residents live and work in the
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area. This is relatively high in Leicestershire and only Melton and Leicester are

significantly more self contained.
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4.0 PROPERTY MARKET – GENERAL

Introduction
4.1 Prior to analysing the study area’s property market by the individual components of

sites, industrial and offices – commentary is provided about the study area as a

whole.  This comprises a review of the supply of premises along with information on

general national property and business trends. It is important to understand the

supply and demand for property, as this is the key driver affecting the market for

employment land.

Public Sector Property Enquiry Analysis
4.2 Leicestershire and Leicester Enterprise Partnership (LLEP) is the organisation with

prime responsibility for sites and premises marketing and/or enquiry handling in

Leicestershire.

4.3 Enquiries data has been provided by LLEP from 2005 onwards, however, there are

caveats to the analysis of this data.  Firstly 2006 onwards saw a very significant

increase in enquiry numbers which cannot simply be a product of growth in demand.

Rather, it is understood to be the consequence of the system of how enquiries are

logged – for example an enquiry that states a requirement for up to 929 sqm of

offices will then be logged against each size band up to the 929 sqm figure.

4.4 Secondly the enquiries are derived from a mix of sources including the LLEP website

(so this may involve multiple searches by the same organisation), enquiries to the

former East Midlands Development Agency (EMDA) for the period 2005-2010 and

overseas inward investment interest via UK consulates – so data may not be

uniformly recorded.

4.5 Thirdly for many of the enquiries they will be recorded as having an opportunity for

each, or a number of, the county’s local authority areas unless there is an expressed

interest for a specific location.

4.6 Finally the data on enquiries by company geographic origin includes EMDA sourced

ones – and these cannot be analysed in terms of where they originate.  Also this data

includes enquiries for leisure/hotel/retail/property investment opportunities.
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4.7 Table 26 sets out year by year analysis of the sector type of property enquiries for

Charnwood between 1st January 2005 and 31st December 2013.  Over this period

some 2,835 enquiries were received for the Borough, with industrial premises

accounting for over 60 percent.  There were very few land requirements.  The figures

reveal that following a peak in 2006, the recession impacted during 2009 which saw

Charnwood attracting only a third of the enquiries it had in the previous year.

Recovery began in 2011, with a modestly successful year in 2012. However, enquiry

levels have yet to return to pre-recession rates. This generic picture also applies to

the analysis of differing property sectors.

Table 26 – LLEP Enquiries 2005-2013 Type – Charnwood

Sector
2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent

Office 44 186 146 83 36 43 51 60 47 696 24.6

Serviced
Offices 16 93 70 38 14 29 30 37 25 352 12.4

Industrial/
Warehouse

103 418 290 228 71 78 126 233 178 1,725 60.8

Land 2 6 18 9 0 10 8 8 1 62 2.2

Total 165 703 524 358 121 160 215 338 251 2,835 100.0
Source: LLEP 2014

4.8 As Table 27 shows, most enquiries are for properties at the smaller end of the size

spectrum, i.e. below 464 sqm.  However the industrial/warehousing sector, not

unsurprisingly, exhibits a greater percentage of enquiries for larger floorplates –

particularly in the 465-929 sqm and 2,324+ sqm size bands. There is also modest

demand for larger floorplate offices of greater that 1,395 sqm. 45 percent of the

enquiries for land relate to sites of less than 2.2 ha.

4.9 Reflecting its city role Leicester represents the largest share of enquiries recorded by

LLEP (see Table 28).  However, Charnwood also has a received a reasonable share

of the County’s enquiries (13.9 percent) comparable to that in nearby Blaby (13.3

percent) and above, the shares of every other Leicestershire local authority area,

particularly more rural locations such as Melton and Harborough.

4.10 That share has remained relatively consistent (at 13-16 percent) over the 2005-2013

period. And as Appendix 2 indicates, this pattern is a characteristic of every property

sector.
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Table 27 – LLEP Enquiries 2005-2013 Sizes – Charnwood

Type Size Band, sqm Total

0-93 94-232 234-
464

465-
929

930-
1,394

1,395-
2,323

2,324+

Office 297 123 146 54 7 29 40
696

Serviced
Offices

141 68 72 31 2 16 11
352

Industrial/
Warehouse

455 321 341 254 59 92 203
1,725

Land Size
Band, ha

0-2.20 2.21-4.40 4.41+ Total

Number 28 14 20 62

Source: LLEP 2014

Table 28 – LLEP Enquiries 2005-2013 Locations Desired

Location 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent

Leicester City 281 1082 703 389 138 242 300 394 289 3,818 18.7

Blaby 142 694 520 346 96 146 176 332 257 2,709 13.3

Charnwood 165 703 524 358 121 160 215 338 251 2,835 13.9

Harborough 75 522 387 253 66 104 131 236 179 1,953 9.6

Hinckley and
Bosworth 124 637 475 303 87 126 159 286 266 2,463 12.1

Melton 77 451 317 220 52 87 108 189 135 1,636 8.0

North West
Leicestershire 163 553 488 252 101 152 250 331 295 2,585 12.6

Oadby and
Wigston 124 662 453 270 86 154 189 310 192 2,440 11.9

Total 1,151 5,304 3,867 2,391 747 1,171 1,528 2,416 1,864 20,439 100.0
Source: LLEP 2014

4.11 In terms of the source of the business enquiry (i.e. location of the organisation

making that enquiry). LLEP indicate that around 60 percent of those who enquired

were already based in the county. In terms of enquiries from outside the county, only

around 6 percent came from elsewhere in the East Midlands, while most of the

remainder come from the rest of the UK. International enquiries account for around 1

percent of the total.
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Inward Investment
4.12 One of the LLEP’s main remits is the promotion of Charnwood, the rest of the County

and the City of Leicester, sourcing inward investment enquiries from around the UK

and internationally. However inward investment has changed from the 1980s

scenario. No longer is it about major multinationals investing millions in major

manufacturing plants, e.g. Toyota. The situation has moved onto acquisitions and

joint ventures, and smaller, service sector investments, e.g. regional sales offices,

consultancy practices.

4.13 Table 29 summarises the number of inward investments attracted to the LLEP area

for the period 1997 to July 2014. These are defined as companies locating in a local

authority area as a result of relocation, expansion or first time operations. As Table

29 shows, Charnwood has been very successful in attracting its share of inward

investment. 22 inward investment successes were recorded by LLEP and its

predecessors over the last 17 years. As these are only the one’s which the LLEP

(and Prospect Leicestershire/Invest Leicestershire before it) organisation has had

some role in securing the actual number of successes may be much higher.

Table 29 – Distribution of LLEP Successes, 1997- Mid 2014

Area Number of Successes

Leicester City 64

Charnwood 22

North West Leicestershire 15

Hinckley & Bosworth 14

Blaby 11

Harborough 7

Melton 2

Oadby and Wigston 0

Not Known 2

Source: LLEP 2014

4.14 Inward investment successes noted by the LLEP include Fisher Scientific, Intelligent

Energy, Antana Ltd, Tera Teknik and Environmental Pulp Products. It is worth noting

that the 137 successes, recorded for the whole county, over 17 years is actually quite

a small component of the property market as a whole, when you consider how many

investments occur annually by local businesses.
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The Sub-Regional Logistics Market – Strategic Distribution Sector Study (2014)
4.15 Alongside this study work is proceeding on a Strategic Distribution Sector Study for

the Leicester and Leicestershire local authorities and the LLEP. At the time of writing

this study was still in hand, however, it is worth considering some of the points that

projected expansion in the strategic distribution and logistics sector raises.

4.16 The term ‘logistics’ refers to activities associated with the distribution of finished

goods and general cargo, specifically it relates to:

 The organisations that manufacture/produce finished goods or semi-finished

goods/components for input into a further production process

 Suppliers and distributors (wholesalers

 Retailers

 Logistics operators who transport goods on behalf of others.

4.17 Within Leicestershire it is apparent that prime locations for B8 development are those

areas most accessible to the M1 Corridor (Castle Donington, East Midlands Airport

and Kegworth, to the North; Leicester, Lutterworth and Hinckley to the south).  These

areas benefit from very good road linkages and connections to the major

conurbations of Nottingham, Derby, Leicester, Northampton and Birmingham.

4.18 Most of the existing sites considered suitable for larger B8 development are in North

West Leicestershire, Leicester, Blaby and Hinckley and Bosworth. In terms of

existing warehouse space, around 2.25 million sqm of floorspace across 89

warehouse units are identified across Leicestershire. The main concentrations of

existing larger (50,000 sqm plus) warehousing are around Lutterworth (Magna Park),

Leicester and Coalville.

4.19 Overall, the forecasts suggest that there will be significant growth in this sector driven

by the expansion of distribution and logistics businesses and the need to replace old

and obsolescent warehouses as companies seek greater efficiencies in the use of

modern technologies and economies of scale. Detailed figures to inform future policy

responses across Leicester and Leicestershire have yet to emerge from the study.

Opportunities in Charnwood

4.20 Given the anticipated need for accommodating growth in the strategic distribution

sector, it is worth considering what opportunities exist for logistics provision in
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Charnwood. Generally, commercially attractive strategic logistics sites are likely to be

locations which are:

 Well connected to the strategic highway network

 Appropriately located relative to the markets to be served

 Capable of providing modal choice; that is served by a railway line offering a

generous loading gauge, available freight capacity and connections to key

origins/destinations directly without the requirement to use long circuitous

routes

 Sufficiently large and flexible in their configuration so that it can accommodate

an intermodal terminal and internal reception sidings

 Located close to labour

 Located away from incompatible land-uses e.g. residential.

4.21 Without pre-empting the outcome of the joint study it is apparent that existing

opportunities for the siting of logistics development in Charnwood are likely to be

modest and focused in Loughborough, Shepshed and Thurmaston, specifically:

 Charnwood Biomedical Campus, Loughborough – Options for smaller scale

B8 uses, but scheme is primarily being marketed to larger B1 research and

development operators

 Dishley Grange, Derby Road, Hathern – If delivered this scheme would

provided some 37,160 sqm of mixed industrial, warehouse and office

accommodation in units from 460 sqm  to 27,870 sqm. The scheme is located

to the north of Loughborough with good access to Derby Road A6.

 Shepshed – Several existing logistics and major manufacturing operators, in

premises of 10,000-15,000 sqm, are located off the A512.

 Norman Road/Westmorland Avenue, Thurmaston – A plot of some 3.4 ha is

available here which could accommodate a (18,580 sqm) industrial/

warehouse unit. However, Thurmaston would not be favoured by logistics

operators due to the poor accessibility to the M1.

4.22 Identified proposals here appear to exclude Rothley Lodge.  However, as is

discussed in Section 6.0, further growth there is likely to focus on the development of

smaller B1/B2/B8 in the proposed business park extension.

4.23 The new strategic proposals of the emerging Local Plan (SUEs, Garden Suburb and

Direction of Growth) provide new employment opportunities of a scale suitable for
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large scale logistics premises. Options for warehouse/logistics development are

considered in each of the growth locations in Table 31.

4.24 Generally, the strategic sites at Loughborough are better suited for larger logistics

development, although more modest warehouse and production facilities could be

delivered as part of the Watermead Regeneration Corridor Direction of Growth. If, as

is argued later in this study, expansion land at the Loughborough Science and

Enterprise Park Extension is retained for research and development uses, the most

viable location would appear to be the West of Loughborough SUE. This generally

accords with developer plans as the current outline planning application proposes

that around half the identified employment site, some 8 ha, be developed for B8

storage and distribution uses (see Section 7.0). It would need to be confirmed that

the new and enhanced highways network associated with the SUE could support

warehouse uses which generate a high level of HGV traffic.

Table 31 – Emerging Opportunities for Larger Warehouse Development

Proposed
Allocation

Comment

North East
Leicester SUE

Current submitted planning application (see section 7.0) proposes a total of
41,800 sqm of employment floorspace which will include 5,500 sqm of B2
general industry and 8,000 sqm of (smaller) B8 warehousing.
Market views suggest that Warehouse demand is likely to be limited, given
the SUE’s comparative distance from the M1 motorway and strategic road
network. Any B8 uses developed will likely serve the more local
Leicestershire market and will likely be ancillary to the operations of
industrial occupiers rather than standalone logistics schemes.

North of
Birstall
(Broadnook
Garden
Suburb)

While this area is very well located on the strategic road network.
Developer and landowner aspirations are for B1 business park, including a
significant element of high quality offices, smaller range of B1(c)/B2
industrial premises and some small scale B8 warehousing. Developer
aspirations are for the latter to be aimed at local operators rather than
larger logistics firms.
This will follow the successful model of Interchange Leicester to the south.
The developer envisages that this will be for smaller and mid-sized
properties which are unlikely to exceed 1,000 sqm in size.

Watermead
Regeneration
Corridor
Direction of
Growth

Although there are no immediate plans to bring this forward it is assumed
that development here will be for a good quality business park of primarily
B1 uses.
However, past development patterns at Watermead Business Park and
Norman Road/ Westmorland Avenue and suggest there is more scope for
larger B2 and B8 operations here. Previous developments have included
small/mid-sized warehouse and production facilities for operators such as
Costco.
However, the scope of the land available, access issues and comparative
distance from the M1 motorway mean that larger logistics facilities (50,000
sqm or more) would probably not be viable here.
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Proposed
Allocation

Comment

West of
Loughborough
SUE

Located only 2-3 km from Junction 23, M1 this would be a strong location
for road-related logistics options. Reflecting this, the current outline
planning applications proposes that half the employment sites, some 8 ha,
should be developed for B8 storage and distribution uses, albeit later in the
SUE development timetable. It would need to be ensured that the existing
and enhanced local/strategic road network could support uses which
generate high levels of HGV traffic.

Loughborough
Science and
Enterprise
Park
Extension

With 77 ha of land extending from the University Campus, west to Junction
23, M1, this is a strong location for logistics uses. Current land option
holder Wilson Bowden also has aspirations for B8 development here.
However, as will be discussed in Section 7.0 and elsewhere Loughborough
University argues that demand does exist for large scale research and
development uses here.

Source: BE Group, 2014

Property Supply
4.25 A schedule of the vacant floorspace being marketed in the study area (as at August

2014) has been compiled mainly from physical survey, a trawl of commercial property

agents’ websites and consultations with agents. The marketed space is taken to be a

reasonably close approximation to that which is vacant – although there may be

occupiers waiting for interest in their property before moving, and empty units not

actually being marketed. The schedules for industrial (including warehouses and

workshops) and offices (including laboratory space) have been included in Appendix

3.

Industrial
4.26 Table 32 shows that there is 41,355 sqm of marketed industrial floorspace, made up

of 35 properties, in the study area. However, 46 percent of this floorspace comprises

the 18,841 sqm North Road manufacturing and warehouse unit at Charnwood

Business Park, Loughborough. By far the biggest unit currently on the market in the

Borough, it is available, to let or for sale, to a large business looking for space in

Loughborough.

4.27 Unsurprisingly, the supply is focused in Loughborough in the north and Thurmaston

in the south, the two settlements which contain the bulk of the Borough’s industrial

premises. Two thirds of the available units; and over three quarters of the floorspace

are at these two locations. In the rural north east, 4,927 sqm in seven units is

available at Wymeswold Industrial Park near Burton on the Wolds.
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4.28 In these three locations there is a reasonable range of available industrial units

through each of the size bands up to 1,000 sqm, with the greatest availability in the

201-500 sqm category. Elsewhere in the Borough, available space almost exclusively

comprises mid-sized units of 500-1,000 sqm. There is no marketed industrial

premises in Syston/East Goscote, Mountsorrel, Birstall, Quorn, Sileby or in the rural

south west of the Borough, although of these locations only Syston/East Goscote and

Sileby include multi occupancy industrial estates.

Table 32 – Amount of Marketed Industrial Property

Area Size Band, sqm Total

0-
100

101-
200

201-
500

501-
1000

1001-
2000

2001-
5000 5001+

Loughborough Floorspace,
sqm

67 602 1,800 1,412 4,821 - 18,841 27,543

Number of
Properties

1 4 6 2 3 - 1 17

Thurmaston Floorspace,
sqm

70 188 804 637 - 3,382 - 5,081

Number of
Properties

1 1 2 1 - 1 - 6

Burton On
The Wolds

Floorspace,
sqm

152 130 838 1130 2,677 4,927

Number of
Properties

3 1 1 1 1 7

Rearsby Floorspace,
sqm

- - - - 1,224 - - 1,224

Number of
Properties

- - - - 1 - - 1

Shepshed Floorspace,
sqm

- - - 1,476 - - - 1,476

Number of
Properties

- - - 2 - - - 2

Barrow Upon
Soar

Floorspace,
sqm

- - - 603 - - - 603

Number of
Properties

- - - 1 - - - 1

Queniborough Floorspace,
sqm

- - - 501 - - - 501

Number of
Properties

- - - 1 - - - 1

Total Floorspace,
sqm

289 920 2,604 5,467 7,175 6,059 18,841 41,355
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Area Size Band, sqm Total

0-
100

101-
200

201-
500

501-
1000

1001-
2000

2001-
5000 5001+

Number of
Properties

5 6 8 8 5 2 1 35

Source: BE Group 2014

4.29 Building quality is broken down into three category assessments as shown in Table

33, based on the headline rents of the available units. Rental levels provide a good

indication of the general quality of a property without a detailed physical inspection.

Table 34 shows that the majority of marketed industrial space in Charnwood is of

good or average quality. Good quality premises are focused at Oaks Industrial

Estate, Loughborough and Wymeswold Industrial Park, Burton On The Wolds. The

only budget quality units in the Borough, presently on the market, comprise backland

workshop units in Loughborough.

Table 33 – Building Quality Assessment
Type Quality Assessment – Rental Levels

Good Average Budget

Industrial >£5.00/sqft £2.50-5.00/sqft <£2.50/sqft

Office >£15.00/sqft £5.00-15.00/sqft <£5.00/sqft

Source: BE Group 2014

4.30 Three quarters of the premises are available leasehold (Table 35). There are six

individual units, in a range of employment areas, which are for sale (or for sale/to let)

in Loughborough along with individual premises in Thurmaston and Shepshed.

Table 34 – Quality of Marketed Industrial Property

Area
Quality

Good Average Budget

Loughborough 3 11 3

Thurmaston 1 5

Burton On The Wolds 6 1 -

Rearsby 1 - -

Shepshed 2 - -

Barrow Upon Soar - 1 -

Queniborough - 1 -

Total 13 19 3
Source: BE Group 2014
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Table 35 – Tenure of Marketed Industrial Property

Area
Tenure

Leasehold Freehold Either

Loughborough 10 5 2

Thurmaston 5 - 1

Burton On The Wolds 7 - -

Rearsby 1 - -

Shepshed 1 1 -

Barrow Upon Soar 1 - -

Queniborough 1 - -

Total 26 6 3
Source: BE Group 2014

Offices and Labs
4.31 Table 36 shows that there are 84,301 sqm of marketed offices and labs (46

premises) in Charnwood. The larger offices and laboratories are all located at the

Charnwood Biomedical Campus, Loughborough comprising 80,421 sqm (95 percent

of the total supply) in nine buildings, although those properties could be sub-divided

in a number of ways. Two of those buildings (offering 16,875 sqm of space) are office

properties, while the remainder are primarily lab buildings. Away from the Biomedical

Campus 46 percent of the premises are of 50 sqm or less, primarily within the

Borough’s serviced business centres. Excluding Biomedical Campus properties,

there is nothing available larger than 500 sqm.

Table 36 – Amount of Marketed Office/Lab Property

Area
Size Band, sqm Total

0-50 51-
100

101-
200

201-
500

501-
1000

1001-
2000 2001+

Loughborough Floorspace,
sqm

93 100 274 1,700 - - 80,421 82,588

Number of
Properties

5 1 2 5 - - 9 22

Shepshed Floorspace,
sqm

53 136 473 - - - - 662

Number of
Properties

3 1 2 - - - - 6

Cossington Floorspace,
sqm

- - - 327 - - - 327
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Area
Size Band, sqm Total

0-50 51-
100

101-
200

201-
500

501-
1000

1001-
2000 2001+

Number of
Properties

- - - 1 - - - 1

Barrow Upon
Soar

Floorspace,
sqm

270 - - - - - - 270

Number of
Properties

12 - - - - - - 12

Syston Floorspace,
sqm

- - 198 - - - - 198

Number of
Properties

- - 1 - - - - 1

Sileby Floorspace,
sqm

46 73 - - - - - 119

Number of
Properties

1 1 - - - - - 2

Thurmaston Floorspace,
sqm

- 85 - - - - - 85

Number of
Properties

- 1 - - - - - 1

Thrussington Floorspace,
sqm

- 52 - - - - - 52

Number of
Properties

- 1 - - - - - 1

Total Floorspace,
sqm

462 446 945 2,027 - - 80,421 84,301

Number of
Properties

21 5 5 6 - - 9 46

Source: BE Group 2014

4.32 Considering the settlements individually:

 The overwhelming majority of the available space and almost half the

available units are at Loughborough. Apart from Charnwood Biomedical

Campus, current availability includes three serviced suites at Ark Business

Centre, Meadow Lane Industrial Estate and a number of town centre

properties. Loughborough Science Park is 98 percent full at present with only

two properties available – a suite of 20 sqm in Loughborough Innovation

Centre and a larger property of 500 sqm in Area FB, Charnwood Wing.

 662 sqm of office floorspace is available in Shepshed, in six suites. Most are

within Brooklyn House, Brook Street

 12 suites of 13-33 sqm are available at the recently refurbished ‘Room to

Work’, 35-37 High Street, Barrow Upon Soar although the individual suites

could be combined to accommodate larger occupiers
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 Elsewhere supply more limited, particularly in and around the Leicester PUA.

This reflects the fact that office schemes in the south of the Borough such as

Interlink Leicester are fully let at present.

 Only Loughborough (plus one property in Cossington) offers premises of

more than 200 sqm.

4.33 70 percent of the office space is good quality (see Table 37) – this is focused in

Barrow Upon Soar (Room to Work, 35-37 High Street) and Loughborough

(Charnwood Biomedical Campus, Loughborough Science Park, Ark Business

Centre). Around a third is of average quality. The quality of available office space is

generally high across the Borough and this is reflected by the fact that there are only

two budget options.

Table 37 – Quality of Marketed Office Property

Area Quality

Good Average Budget

Loughborough 15 6 1

Shepshed 3 3

Cossington 1 - -

Barrow Upon Soar 12 - -

Syston - - 1

Sileby - 2 -

Thurmaston 1 -

Thrussington - 1 -

Total 32 12 2
Source: BE Group 2014

4.34 As Table 38 shows, there are only three freehold office properties available

throughout the whole of the Borough, generally town centre properties in the

respective settlements.

Table 38 – Tenure of Marketed Office Property

Area Tenure

Leasehold Freehold Either

Loughborough 20 1 1

Shepshed 5 1 -

Cossington 1 - -
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Area Tenure

Leasehold Freehold Either

Barrow Upon Soar 12 - -

Syston 1 - -

Sileby 2 - -

Thurmaston 1 - -

Thrussington 1 - -

Total 43 2 1
Source: BE Group 2014

Valuation Office Data

Industrial
4.35 According to the latest Valuation Office (VO) statistics (2008) there are 1,551

industrial hereditaments in the study area, totalling 1,470,000 sqm.  Out of all this

space there are 35 marketed premises totalling 41,355 sqm (see Table 32 above).

This suggests an overall ‘occupancy rate’ for Charnwood of 97.2 percent by

floorspace. By premises numbers, the ‘occupancy rate’ is 97.7 percent.

Offices
4.36 There are 616 office hereditaments in the study area, totalling 146,000 sqm.  Out of

all this space there are 46 marketed premises totalling 84,301 sqm (see Table 36

above).  This suggests an overall ‘occupancy rate’ for the study area of 42.3 percent

by floorspace. If the more specialist premises of Charnwood Biomedical Campus are

excluded, then the floorspace occupancy rate is 97.3 percent. By premises numbers

the overall ‘occupancy rate’ is 94.0 percent.

4.37 However, these figures will be skewed unfavourably by serviced office schemes in

the study area which are probably rated as single hereditaments.

Modern Occupier Needs and the Emerging Property Trends
4.38 BE Group through its long experience operating in the commercial property market

across the UK, as well as in the study area specifically, understand market

perceptions and the conditions facing the industrial and office sectors.  The following

sub-sections draws upon this market experience, providing a brief commentary on

modern occupier needs and emerging trends within both sectors.
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Modern Occupier Needs
4.39 In this sub-section the report outlines what modern businesses are looking for in

terms of their property, as well as those developers providing space for them.

4.40 There are two key property sub-markets to consider in understanding the demand for

premises.  The first is the demand from companies looking for premises for their own

occupation; the second, which is necessarily derived from the first, comes from

specialist property developers who will provide solutions for these companies.

4.41 Many end-user companies, especially small ones, looking for accommodation prefer

occupying an existing building to either organising the construction of one for

themselves or entering into a design and build agreement with a developer.  This is

due to the management time involved and the long lead-in whilst premises are built;

while it may also be difficult to rationalise and visualise such an important acquisition

off-plan.

4.42 Having premises built for owner occupation requires a long lead-time to cover the

planning, negotiation and construction time involved often greater than 12 months.

Furthermore not every company wants a brand new building, partly because they are

generally more expensive than second-hand ones.

4.43 Experience shows today companies want well located, accessible space.

Specification, parking, external loading and the quality of the immediate environment

will all be factored into the decision to acquire.

4.44 However the recent combination of low interest rates and the depressed stock

market has led to an unusually large number of companies looking to own their

premises (although current market conditions have softened this due to the lack of

available finance).  One route to achieving this is by developing their own site,

especially if they cannot find a suitable freehold property.  Nationally most requests

for such small sites to enable self-build are of less than 0.4 ha in size.

4.45 Although design and build options can be convenient, they are quite expensive

because the controlling developer makes its profit not only on the land sale, but also

on managing the building process.  Consequently if the company is able, some prefer

to buy land direct and organise building contractors themselves.  This is especially

the case with lower value added industries where high quality buildings are of
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secondary importance.  However without strong planning control this scenario can

lead to business areas of lower aesthetic value and layout.

4.46 Developers acquiring sites consider the nature of the market, as outlined above, as

well as the potential for speculative development, i.e. riskier, supply-led, rather than

demand-driven construction. They also prefer to acquire prominent, (easy to

develop) greenfield sites close to arterial roads or motorways because irrespective of

sustainable transport policies, private transport still predominates.  They naturally

want land that is attractive to end-users.  Furthermore property development is

intensely entrepreneurial and extremely price sensitive.  So although land may be

available on the open market, if it is at too high a price, then the developer will not

acquire it.

4.47 Emerging Property Trends

Industrial

4.48 Occupiers are generally looking for smaller premises as average company size

continues to decrease.  In line with rising aspirations and a concentration on higher

value added activities, companies are looking for higher quality accommodation. In

rural areas company sizes are generally already small; and the desire for high quality

is less of a priority due to affordability issues. Successful industrial businesses

typically require dedicated, self-contained, secure yard areas, and for units over

2,000 sqm the trend seems to be at least one dock level loading bay and a 40 metre

turning circle to allow heavy goods vehicles access into and out of the unit. This is

reflected in Charnwood-specific demand requirements which, as set out in Section

5.0, are presently for premises of 2,000-7,000 sqm.

4.49 Large requirements, above 10,000 sqm, are comparatively rare, and where they do

exist are generally for distribution warehousing or specialised production/laboratory

facilities (something seen at the Charnwood Biomedical Campus, see Section 5.0).

Most of these are contract-led with a flurry of activity as a number of specialist

distribution companies look for units, before one of them secures the contract on

offer.  However these companies generally cannot wait for a bespoke warehouse to

be built for them and so, due to the rarity of such large, available buildings their

search areas are increasingly wide.
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4.50 Freehold demand is relatively strong as a result of low interest rates, poor stock

market pension performances and increased private sector interest in property

investment.  However, both the lack of stock with just eight freehold-only properties

on the market in Charnwood and the lack of available finance are constraining this

sub-market currently.  These two factors previously resulted in property developers

being willing to offer speculative, freehold buildings.  However, as a consequence of

the recent prolonged recession speculative development has stopped dead across

much of the country, including in Charnwood where no new speculative space has

been delivered since 2009/10.  It may resume as the effects of the recession recede,

and indeed an element of speculative space is now proposed at both the Broadnook

Garden Suburb and Rothley Lodge Extension.

4.51 Outsourcing of many aspects of the production and distribution process has led to a

declining need for traditional, large scale, all-encompassing manufacturing facilities.

This is gradually being replaced by smaller, sub-assembly light manufacturing space.

Shorter leases (five years) and break clauses (three years) are now becoming much

more common.

Offices

4.52 For offices the trend is for smaller suites as average business sizes fall.  There are

two strands to this.  Micro-businesses (those with less than ten employees) often

want serviced offices or similar types of easy-in, easy-out schemes that lower their

risk of exposure. This is reflected in the success of many of the Borough’s key

business centres, notably the Technology Centre at Loughborough Science and

Enterprise Park.

4.53 Small businesses (with 10-49 employees) typically are looking for offices in the

region of 150-500 sqm. This is reflected in the comments made by agents in Section

5.0. They also suggest that there may be a shortage of 500 sqm suites in Charnwood

to meet this demand.

4.54 Improving technology means specifications are changing, for example wireless

networks may soon make raised floors superfluous and make the conversion of

Victorian and other similar buildings easier.  Changes in working practices also

means that floorspace requirements through home working, hot-desking, and

increased densities are reducing
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4.55 In line with rising aspirations and a concentration on higher value added activities,

successful companies are looking for higher quality accommodation.  For example air

conditioning is becoming almost a standard requirement in new schemes, which

pushes up rentals by £5-10/sqm on average.  Furthermore some occupiers (looking

for more than 200 sqm) increasingly want self-contained premises, i.e. their own front

door, toilets, reception, utilities, etc.  There is increasing demand for relatively short

leases (one to three years), which helps account for the increasing popularity of

serviced offices.

4.56 Prior to the credit crunch, freehold demand was strong.  However, as with the

industrial market, the recession and lack of available finance is constraining this sub-

market and has largely eradicated speculative development, outside of major city

centres.  Again, where there is demand, the lack of available premises is a factor in

suppressing the market, and in Charnwood there are only two freehold-only offices

on the market.

4.57 Occupiers requiring higher skills, especially those linked to key growth sectors will be

concerned about access to an appropriate pool of skilled labour, which can drive

demand towards city centres, research facilities and higher education institutes.

Discussions with major businesses, outlined in Section 7.0, suggest that skills

shortages, at least in some key sectors, are an issue in Charnwood.

4.58 Property will need to be increasingly flexible to accommodate research-based

manufacturing space as more complex processes develop, but still within an office

environment. Accommodating both the Loughborough Science and Enterprise Park

and the Charnwood Biomedical Campus, Charnwood is well placed to take

advantage of this.

4.59 Clustering around like-minded companies will also drive demand to key business

park locations, with good availability of ‘white collar’, knowledge-based, skilled staff.

Other businesses will require central urban locations such as the professions and

creative industries, where face-to-face contact is important or where public transport

is important to attract staff.

Summary
4.60 LLEP receives more enquiries for industrial space than for offices; and fewest for

sites. Most industrial enquiries are for units up to 464 sqm; and for sites up to 2 ha.
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Charnwood is a focus for property enquiries in Leicester and Leicestershire,

Leicester City receives a higher proportion of the property interest identified by LLEP

for the County.

4.61 Charnwood also receives a high level of inward investment when compared to many

neighbouring local authority areas. However inward investment is actually quite a

small part of the property market as a whole.

4.62 Market signals now indicate a high degree of demand for road and rail based

logistics land in Leicestershire. Charnwood may attract some of that interest given its

location in relation to strategic road and rail links.

4.63 Charnwood’s existing employment land supply offers only modest scope for further

logistics development. In terms of the strategic sites, proposed in the emerging Local

Plan, locations at Loughborough are better suited for larger logistics development,

although more modest warehouse and production facilities could be delivered as part

of the Watermead Regeneration Corridor Direction of Growth. The most viable

location would appear to be the West of Loughborough SUE. However, such a

logistics development does not necessarily accord with emerging developer plans

and in would need to be confirmed that the new and enhanced highways network

could support warehouse uses which generate a high level of HGV traffic.

4.64 As of August 2014 there was 41,355 sqm of industrial floorspace on the market,

comprising 35 properties. However, 46 percent of this comprises the 18,841 sqm

North Road manufacturing and warehouse unit at Charnwood Business Park,

Loughborough. Available industrial premises are concentrated in Loughborough,

Thurmaston and at Wymeswold Industrial Park, Burton On The Wolds. Supply is

limited elsewhere.  Good quality premises are focused at Oaks Industrial Estate,

Loughborough and at Wymeswold Industrial Park. Freehold premises are only readily

available in Loughborough.

4.65 95 percent of the currently available office and laboratory floorspace in Charnwood

comprises the Charnwood Biomedical Campus. 80,421 sqm is presently being

marketed here, 21 percent of which is primarily office accommodation while the rest

is primarily lab space, including a range of specialist facilities. As is discussed further

in Section 7.0, this space is primarily being marketed to larger science and health

related organisations, including national and international firms.
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4.66 Away from the Biomedical Campus, there is only a modest range of office suites on

the market in Charnwood. This reflects the fact that the major office locations in the

Borough, including Loughborough Science Park, Interlink Leicester and Watermead

Business Park are at, or near, full occupancy. Available suites are mostly small (0-50

sqm) and focused in serviced and multi-let schemes in Loughborough, Shepshed

and Barrow Upon Soar.  There is limited availability elsewhere, particularly in the

Leicester PUA. Most space is of good quality, and there are only three freehold units

on the market.

4.67 Modern businesses and developers want easily developable, accessible and usually

prominent sites for their premises.  A healthy property market should provide a mix of

options including speculative developments; design and build schemes, and freehold

plots for owner occupiers to self-build.  However, property development is

entrepreneurial and not all companies that are looking for space can realistically be

satisfied all the time.  The property market, by nature, is inherently imperfect.

Companies will, however, generally seek to move from existing property to provide

themselves with better, more efficient, cost effective accommodation of an

approximate size.

4.68 Modern trends are expected to lead to a greater number of businesses that are

smaller in size, which are more dynamic and technology driven and which will come

and go more fluidly.
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5.0 PROPERTY MARKET – ANALYSIS

Introduction
5.1 This section considers the more detailed issues related to supply and demand for

industrial and office property within the study area as a prelude to assessing the

future need for land.  The comments of stakeholders active in Charnwood’s industrial

and office property markets are analysed.  The industrial market refers to

accommodation for manufacturing, storage, distribution and warehousing purposes

including smaller workshop premises.

5.2 Seven private sector stakeholders were contacted by telephone for an informal

discussion of the property market. Responses were obtained from four national

investors and three local agents. To protect anonymity of individuals and

organisation, names of commentators are not revealed.

5.3 These are stakeholders who are actively engaged in the sale and/or lease of

industrial and office premises ‘on the ground’ and so have good firsthand knowledge

of the market in Charnwood. The views they give provide useful practical input which

balances the higher level evidence provided by forecasting and policy analysis.

5.4 Stakeholders were contacted by  telephone, or  face-to-face, to undertake a semi-

structured interview which focused on the following questions:

 What units are you currently marketing? What are businesses looking for?

 Review property offer – office, industrial, land – is there enough property and

is it good enough quality?

 Are they mainly freehold or leasehold – is there a shortage of either one of

these?

 How quickly are units letting? What are popular sizes? What sizes do not find

occupiers?

 Are certain areas more popular than others?

 Is there enough land? Where should further land be allocated?

 Property requirements of emerging businesses and sectors? Any noticeable

trends, e.g. increasing need for quality, smaller units, etc?

 Weaknesses and shortfalls in existing offer – what can be done about it?
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 Are there any key aspects that the Council needs to address? What is the

private sector’s perception of the place? How is Charnwood viewed in terms

of inward investment?

 What is the average price per square foot/square metre for the office/industrial

premises you represent?

 Is there any noticeable demand for non-B class uses, such as retail or

leisure?

5.5 Their views have been summarised in a series of tables.  Table 39 provides a

breakdown of the general comments received with regard to conditions across the

whole of Charnwood’s commercial property market.

Table 39 – Property Market Comments – General

Contact Comment

National Agent It continues to be challenging to get spare capacity build as
developers won’t commit to speculative investment on this scale. The
perceived need is for local authority involvement to subsidise such
development.

Location is the main driver in businesses, particularly
distribution/logistics companies choosing a place to re-locate. This
means that these occupiers are more likely to be drawn to the M1
corridor than to parts of the Borough further away from the motorway.
More land needs to be allocated to development in this area in order
to attract these large corporations. The area needs more, larger
employers in order to be seen as a serious destination for other
businesses and to anchor the local economy into a growth cycle.

Other sorts of businesses may be less location sensitive and this
sensitivity is seen as a major segmenting force in the market.

The market remains challenging although there has been some pick-
up in manufacturing – high tech, primarily – over the last six to nine
months.

Whilst it is felt that the focus on science parks has been misleading,
the presence of the university and its potential to provide more highly
skilled workers was considered an asset for the area. The presence of
adequately and appropriately skilled employees and of decent
infrastructure links is crucial to attracting investors and occupiers.

As well as the location of available land and premises, the age and
quality of the stock were seen as weaknesses.

The view was expressed that the Council need to be more strategic
and to start from an analysis of market demand when designating
development opportunities rather than being led by other
considerations.

National Agent Demand in the area is picking up, especially for premises smaller than
1,000 sqm but there is little or nothing new coming onto the market so
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Contact Comment
there will be a shortfall in these sorts of properties.

The south of the Borough, towards Thurmaston, is more popular than
other areas.

There is no perceived demand for non-B uses such as retail or leisure
in the area.

Businesses looking to re-locate in the area prefer to be near the ring
road or other major infrastructure in order to cut journey times.

Local Agent Demand has been rising in all areas over the last year.
There is an increase in demand for leisure uses – especially gyms
looking for their own premises but there is an over-supply currently of
retail premises.

Average commercial rents are £50.00 - £60.00/sqm for smaller units
and approximately £40.00/sqm for larger ones. It should be noted,
however, that there is considerable variation around this mean.

Source BE Group, 2014

5.6 Table 40 provides a summary of the comments received from stakeholders with

regards to the local industrial property market.

Table 40 – Property Market Comments – Industrial

Contact Comment

National Agent There is a shortage of quality industrial space, especially at the larger
end of the spectrum, with demand for units 2,000 – 7,000 sqm and no
useful provision.

For existing stock, average rents for industrial units are between
£35.00/sqm and £40.00/sqm.

The problem is that new build costs have risen so sharply that any
newly built premises will need to charge considerably more than this
in order to be economically viable (industrial up to around
£60.00/sqm). This means that such development will need to be
aimed at businesses of a certain size and profile (national or multi-
national) by whom these costs can be absorbed and to whom they
may not seem excessive.

Local Agent Agent represents Oaks Industrial Estate and this site is struggling to
find occupants. It currently has 70 percent occupancy and the three
vacant units have been empty for more than 18 months.
Units in the Oaks range from 125 to 250 sqm and rents are
£60.00/sqm.

The available units are of each of the three sizes within the site.

Tenants are predominantly start-ups across a range of sectors in the
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Contact Comment
Oaks. There are no notable sector trends.

Viewings have increased over the last 6 months but there has been
little follow-through.

There seems to be an adequate supply of larger and industrial spaces
in the wider area.

National Agent Marketing the Charnwood Biomedical Campus. Demand is growing
and the site has a lot of space available but it has proved harder to
arrange splitting up the premises than had been expected.

Demand is primarily from medical and R&D businesses to whom the
premises are ideally suited.

Two potential customers are lined up: one international coming to the
UK for the first time; the other a local firm. Both are looking at taking
10,000 sqm of high quality building space.

There have also been enquiries from businesses looking for 2,000 –
3,000 sqm premises and it is hoped that within the next year, the
scheme will be revenue generating. Once there is a positive cash
flow, the hope is that they will be able to convert a building to form
incubator units of 100 – 300 sqm.

Council has been very supportive of the scheme, relaxing business
rates to make it possible to retain the buildings.

The credibility of the project depends on landing the deals currently on
the table. Once there are a couple of large anchor tenants, it is
believed it will become easier to attract other occupants.

Local Agent There is a lack of industrial space across the Borough, at every size of
unit and especially in the North of the area.

Demand has been rising in all areas over the last year and no new
industrial units have been built since SQ2 on Bishop Meadow Road in
2009-2010. Local businesses, established in the area are seeking to
expand and new businesses are wanting to move into Charnwood.
This means that there is a requirement for more land to be allocated
and support needed for its development.

Source BE Group, 2014

5.7 Table 41 provides a summary of the comments received on the local property

market.

Table 41 – Property Market Comments – Office

Contact Comment

National Agent Marketing Watermead Business Park, Syston. Strong interest here
from established firms from across Leicestershire. Demand is for
freehold properties of 500-3,000 sqm. Feels there is a shortage of 0-
500 sqm office space in Charnwood.
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Contact Comment
New developments at Watermead are achieving rents of £170/sqm.
Are already receiving interest on the Phases 2 and 3 options for
Watermead although it is too early to say if these can be turned into
occupations once that land is brought forward.

National Agent Demand for office space is less than for industrial in the borough as
most office-based firms prefer to operate from the city centres and
Charnwood will tend to get overlooked because of its proximity to the
centres of Leicester, Nottingham and Derby.

The quality of office spaces is generally low but lack of effective
demand means that this is not a major problem.

For existing stock, office rents are between £80.00 and
£120.00/sqm. New build costs having risen sharply, newly built
premises will need to charge considerably more than this in order to
be economically viable (potentially £200/sqm or more).

Local Agent Agent represents the Technology Centre and the Oaks Industrial
Estate.

The Technology Centre has strong demand with only one unit
currently available. Speed of letting varies and can take up to two
years because of the constraints on allowable tenants (‘high tech’
only). The unit currently available has been empty for three months.

Offices in the Tech centre range from 27 sqm to 160 sqm. Rents
average £90.00/sqm.

The constraints on tenants in the Tech Centre can be seen as a
weakness and adjusting/relaxing these requirements could potentially
bring in more tenants, although as the site is virtually full at present,
this is moot.

There appears to be a shortage of follow-on units for expanding
businesses out of the Tech Centre. Currently the Centre has several
tenants occupying multiple units, up to around 500 sqm because they
can’t readily find suitable accommodation elsewhere in the borough
up to that sort of size.

Source BE Group, 2014

Summary
5.8 Understanding of the local market was informed by a number of consultees

comprising from four national and three local agents.  Discussions focused on the

level of sales and rental activity, the broad locational distribution of demand and the

anticipated future trends and requirements.

5.9 The consensus is that, some 18 months after the end of the recession, demand for

premises is in Charnwood is improving at a steady rate. This is most noticeable at
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the smaller and mid-range end of the market, for B1/B2/B8 units of less than 1,000

sqm. However, developers are still unwilling to undertake speculative development,

which may be leading to a shortage of modern premises in some locations.

5.10 The local market appears to require industrial units of up to 300 sqm. However, a lot

of the recent market activity has been from larger businesses, including specialist

occupiers at the Charnwood Biomedical Campus. Here enquiries for 2,000 – 3,000

sqm are being received along with interest, likely to be turned into occupation, for

premises of around 10,000 sqm. The identified shortage is for units of 2,000 – 7,000

sqm which could meet the needs of established firms looking to grow, or inward

investment from mid-sized firms. For existing stock, average rents for industrial units

are between £35.00/sqm and £40.00/sqm, rising to £60.00/sqm for better quality

space.

5.11 In terms of offices, while demand may be modest when compared to Leicester City

Centre, key schemes such as Watermead Business Park, Syston and the

Technology Centre, at Loughborough Science and Enterprise Park are performing

well. The success of these schemes shows evidence of demand at both ends of the

spectrum. At the Technology Centre, smaller suites of less than 200 sqm are being

taken up rapidly (albeit from companies with science based specialisms), while at

Watermead Business Park demand is for larger, self contained properties of up to

3,000 sqm.

5.12 There appears to be a shortage of grow-on office properties of 0-500 sqm in

Charnwood. For existing stock, office rents are between £80.00 and £120.00/sqm.

New build costs having risen sharply, newly built premises will need to charge

considerably more than this in order to be economically viable (potentially £200/sqm

or more).

5.13 In terms of location, major logistics uses are only viable on sites close to the M1.

Larger industrial businesses would also look for locations here.

5.14 While some agents questioned if the focus on science based uses in Loughborough

(at the Science and Enterprise Park and the Biomedical Park) is really justified in

market terms, the University is seen as a significant local asset, boosting local skills.

5.15 Stakeholders did not have a strongly consistent view on demand for non B-Class

employment. Generally, however, there appears to be demand for leisure uses,
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especially gyms, a use often found in established industrial estates and business

parks. By comparison there is an over-supply of retail premises.
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6.0 EMPLOYMENT LAND

Introduction
6.1 This section looks at the existing portfolio of potential employment land in the study

area, not only how much there is, but also its quality, type, suitability and availability.

Charnwood needs a balanced portfolio of land to accommodate a sustainable,

growing economy that can respond to dynamic market conditions, changing business

needs and working practices.  By initially establishing how much land there is, the

second task is to consider how much land is needed in the future (to 2028), which is

picked up in the forecasting section later in the report.

6.2 Sites proposed within the emerging Local Plan (i.e. the SUEs, Watermead Direction

of Growth, North of Birstall and the Science and Enterprise Park Expansion Land)

are not included here as they are not currently allocated employment land.

Land Supply
6.3 In addition to the remainder of the employment sites originally allocated in the 2004

Local Plan, the Council track a large number of sites as part of its annual monitoring,

with the latest monitoring dating from 31st March 2013. However an assessment of

those sites indicates that most are to be excluded on the basis that they are below

the 0.25 ha or 500 sqm threshold (contained in DCLG Planning Practice Guidance);

refer to building conversions/rebuilds rather than being sites; identify land lost to

alternative uses; changes of use within the B-Classes (which will not deliver any

additional employment land or premises); or propose developments of a highly

specialist nature, specifically County Council waste transfer facilities. Where the

employment element forms just part of a wider mixed-use scheme, the proposed

employment floorspace has been given an equivalent employment land figure using

a multiplier of 3,900 sqm/ha. This equates to a typical industrial estate/business park

development density for both office and industrial schemes.  Appendix 4 outlines the

assumptions made about sites included in the Council’s monitoring records,

explaining why certain sites have been deleted.

6.4 Table 42 schedules the employment sites (of 0.25 ha or larger) in Charnwood.  It

outlines their size; provides comments on current status (e.g. owner intentions)

together with an assessment as to when they might come forward for development or

use.  This assessment of timescale is based upon a number of factors – market
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demand, overview (from discussions with stakeholders and site owners), ownership

situation, planning status, infrastructure and services required.  Proformas for each

site are provided at Appendix 5.

6.5 There are 16 sites totalling 54.27 ha. This comprises 37.27 ha of land (in eight sites)

allocated in the 2004 Local Plan and 17 ha (in eight sites) from relevant planning

consents identified in Council Annual Monitoring.

6.6 However, consideration of the sites on an individual basis suggests that one

allocated site (E/5(c): Dishley Grange, Hathern) plus two planning consents, totalling

10.94 ha are unlikely to ever come forward for development, in their present form at

least. Another 3.06 ha comprises planning permissions to provide space for the

exclusive use of specific businesses. Such expansion sites could not be made

available to accommodate other firms and cannot be considered part of the readily

available employment land supply. In addition, 65 percent of the Rothley Lodge

Employment Area Extension site will be retained for green infrastructure in the

current consent, reducing the net developable area by 7.41 ha to 3.99 ha.

6.7 Finally, it is recognised that the remaining allocated land within Loughborough

Science and Enterprise Park (7.80 ha) is available to meet the needs of specialist

research and development uses only. It is not available to meet the needs of general

businesses in Charnwood or to meet the needs of inward investors, other than

science and technology companies.

6.8 Removing or reducing all these sites gives a realistic employment land supply of

25.70 ha as shown in Table 43.
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Table 42 – Employment Sites Schedule

Name Size, ha Comment Availability,
years

Allocated Employment Sites
61SW026: The Warren,
East Goscote

4.22 Jelson own
Former Sewage Works (now cleared) within the Warren Industrial Estate, consented for B2 and B8
uses.
Site is being developed in phases, as dictated by demand. Some 12 B2 units have been completed
to date.
No identified timetable for completing the development. Long term proposals.
Allocated for B2, B8
Not serviced

3-5

E/4: Science Park,
Ashby Road,
Loughborough

7.80 Loughborough University own
Outline permission for 42,842 sqm of B1 floorspace on 10.7 ha was secured in 2007.
The University is currently seeking Reserved Matters consent (App. No. P/14/1043/2) for a new
3,032 sqm Innovation Centre on 0.8 ha of land north of Oakwood Drive and west of SportPark.
If approved, the new Innovation Centre would accommodate a mix of new tenants and existing
occupiers (occupying 20-40 percent of the space) who would be relocated from the present
Charnwood Wing. The Charnwood Wing would then be marketed to new occupiers who could
potentially make use of the specialist laboratory and research facilities available here.

The University has also recently secured Reserved Matters consent for the formation of access
roads, landscaping and associated infrastructure in the area. Modest interest in this land to date. It
is expected that an element of the land will accommodate companies expanding out of the
Innovation Centre although the mechanism by which new space would be provided to them has still
to be determined.
Overall there are some eight plots remaining which, along with the 24.5 ha to the west, is being
marketed for:
 Purpose-build developments for sole and shared occupancy 3,000 – 10,000 sqm
 Major opportunities for investment, sole occupancy 10,000 – 50,000 sqm.

Allocated for B1 and available for research and development functions only.
Not serviced

1-3
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Name Size, ha Comment Availability,
years

52SW017:
Loughborough Industrial
Park

1.00 Charnwood Borough Council (Messenger Close plot) Jayplas (Weldon Road plot) own
Messenger Close plot:
No proposals at present. The Council is currently reviewing its land portfolio against the needs of
SME businesses in the area. Should a need be identified the land could be developed for further
small business accommodation.
Weldon Road plot:
Falls within the secure Loughborough Biomedical Campus. The Campus Masterplan identifies this
land for the development of three further office/research and development buildings. The land has
also been identified for a hotel along with associated landscaping on the edge of the water body to
the west.
This land was originally Council owned, but was sold to AstraZeneca with an option to buy back if
development did not proceed. Again the Council is reviewing its options in this regard, considering
the likelihood of its development within the Biomedical Campus against the need for more land for
micro/small business development in Loughborough.
Allocated for B1/B2/B8
Not serviced

3-5

E/5(c): Dishley Grange,
Hathern

9.50 Multiple owners (including Charnwood Borough Council).
William Davis Ltd hold an option on the land.
Outline permission for B1/B8 development. Development to comprise:
 B1(a) offices: 3,790 sqm
 B1(c) light industrial: 14,398 sqm
 B8 storage and distribution: 20,719 sqm.

Other land (some 3.25 ha) proposed for recreation uses.
No progress in delivering this space over the last six years.
The main issue is the level of infrastructure investment (roads, flood defences and replacement
playing pitches) required to bring this forward. The costs make development unlikely unless a large
occupier can be secured in advance.
Delivery of the West of Loughborough SUE will address some of the highways constrains around
the A6, but will probably not, by itself, make the site viable for development.
Allocated for B1/B2/B8
Not serviced

5+
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Name Size, ha Comment Availability,
years

E/5(d): Granite Way,
Mountsorrel

0.86 Leicestershire County Council own
Remaining available land here generally comprises land to the north of the Household Waste
Centre, which is also under the ownership of LCC
This land would be suitable for another small industrial or office development.
No known plans for this land.
Other land in the area falls within the curtilage of existing occupiers, notably Lafarge and could not
be developed separately from those occupiers.
Allocated for B1/B2/B8
Not serviced

5+

E/5(e): Land at Rothley
Lodge, East of the A6
Bypass, Rothley

5.90 Goodman/CHC and Shire Properties own
Consented for a new 10,650 sqm food production facility, consisting of a 2,000 sqm office and
amenity block and a 8,650 sqm main production block for Samworth Brothers on 5.6 ha. This
consent expired in February 2014.
Also has full permission for a 956 sqm office on 0.30 ha of land close to the entrance roundabout,
on the garden centre slip road, for existing occupier APAC Packaging.
Proposals for a production facility here for Samworth Brothers have now lapsed. The facility would
have been used to meet new contracts for the business, notably for Marks and Spencer. However,
Samworth Brothers has now purchased a 5 ha plot at Ashton Green, Beaumont Leys, Leicester
which is expected to be the focus for the development of new production facilities in north
Leicestershire, with development later in 2014.
Development emphasis has now moved to the extension site to the south (discussed below).
Allocated for B1/B2/B8
Not serviced

5+
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Name Size, ha Comment Availability,
years

61SW018: Pontylue
Farm (Watermead
Business Park), Syston

3.60 Raynsway Properties/Marlborough Group own
Outline planning permission for B1/B2/B8 uses.
Recent developments here include completion of the 5,110 sqm Dunelm Head Office building and
the regional office for Interserve Construction (680 sqm) built to Passivhaus standards.
Reserved matters consent for the erection of two employment units totalling 4,195 sqm with
associated parking and landscaping north of Dunelm. Units are being developed speculatively by
Marlborough Property.
Most remaining land, some 2.07 ha in the centre of the site, will now be taken up by the relocation
of Albert Browne Ltd from, Hamilton Industrial Park, Leicester.  Albert Browne and Raynsway
Properties are presently seeking full planning consent for a manufacturing and distribution facility
comprising 3,246 sqm B2/B8 with 2,939 sqm B1(a)/B1(b) offices/R&D and future expansion space
(B1/B2/B8) of 1,858 sqm (App. No. P/14/0880/2). The application will also provide additional car
parking for Dunelm.
Likely that no more than 1 ha will remain here by the end of 2014.
Past outline consents indicate that 20 percent of the site should be given over for landscaping.
Allocated for B1/B2/B8
Serviced

0-1

E/5(f): Land north of
Harrowgate Drive,
Wanlip

4.39 Jelson own
Originally part of the Hallam Fields mixed use development comprising 900 dwellings, business
park (24,000 sqm.), fire station, primary school, local centre (retail and community uses), formation
of public open space.
Part of a larger office/industrial scheme with some 6 ha of developed land, including HQ offices for
the Leicestershire Fire and Rescue Services.
Existing premises are fully let and construction is now underway on the next phase of light
industrial premises. Steady rate of development here.
Other land is marketed as ‘Interchange Leicester’ and offered as design and build plots for sale or
to let.
Allocated for B1/B2/B8
Serviced

1-3

Sub Total 37.27

Other Planning Consents
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Name Size, ha Comment Availability,
years

Rothley Lodge
Employment Area
Extension, Rothley

11.40 Calico Quays Ltd/ RSK Properties own
Hybrid consent (part outline and part detail) for 1,000 sqm of B1(a) offices, 3,250 sqm of B1(c) light
industrial, 1,500 sqm of B2 general industrial and 8,697 sqm of B8 storage and distribution.
Around 65 percent of the site will be retained for green infrastructure, reducing the net developable
area by 7.41 ha to 3.99 ha.
The B8 storage and distribution space (Building 10) will be used to accommodate the expansion of
APAC Packaging, which  operates an established business on the site
Other land to be developed as new B1/B2 business park for the Borough.
Not serviced

1-3

Rearsby Business Park,
Gaddesby Lane,
Rearsby

1.10 Rearsby own c/o Eversheds, Birmingham
Full planning permission for a B2/B8 industrial unit (5,240sq.m) and associated landscaping bund
has recently lapsed.
Proposal represents an infill development on the last remaining development plot at Rearsby
Business Park.
Site is being held as a design and build option to meet the future needs of an incoming business.
However, planning consent will need to be renewed.
Serviced

1-3

Merriman Ltd, Syston
Road, Cossington

0.80 Merriman own
Full planning permission for a B1(a) office unit (1,149 sqm)  building with basement storage,
landscaping and parking lapsed in November 2013.
Consent has now lapsed and land remains in use for open storage and parking by Merriman. Not
clear if the company still wishes to undertake this development.
Serviced

5+
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Name Size, ha Comment Availability,
years

Unit 61, Wymeswold
Industrial Park,
Wymeswold Lane,
Burton On the Wolds

0.92 Green Meadow (Acorn Recyclers)
Full Consents for two paper and plastic waste storage and processing (sorting/baling/granulating)
buildings for use in conjunction with established recycling facility including service area:
 Unit A.  1,170 sqm
 Unit B.  1,728 sqm.

To be developed as paper and plastic storage and processing facilities for the exclusive use of
Acorn Recyclers.
Serviced

1-3

Preci Spark Limited,
Railway Terrace,
Loughborough

0.64 Preci Spark/Leicestershire County Council own
Full planning permission for a   2,496 sqm, 3 storey factory extension incorporating two floors of
production capacity and roof level parking and access ramp.
Preci Spark is constrained on its current site and is actively seeking to expand into this land, which
is currently used for car parking.
Preci Spark is currently in negotiation with Charnwood Borough Council and Network Rail about
options to remove some of the railway embankment to extend the developable area.
Will be developed for the use of Preci Spark, but does represent a separate and individual property
which could be made available for occupancy by other companies in the future.
Not serviced

1-3

Jayplas, Cotton Way,
Loughborough

0.24 Jayplas own
Full planning permission for a   952 sqm extension to an industrial building.
No timetable as to when this extension might be delivered.
Will be developed for the exclusive use of Jayplas.
Serviced

1-3

Jayplas, Weldon Road,
Loughborough

1.50 Jayplas own
Full planning permission for a 800 sqm  a B2 maintenance depot building and HGV/trailer parking
No timetable as to when this extension might be delivered.
Will be developed for the exclusive use of Jayplas.
Serviced

1-3
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Name Size, ha Comment Availability,
years

Rover Building, Rearsby
Business Park,
Gaddesby Lane,
Rearsby

0.40 Rearsby own c/o Eversheds, Birmingham
Full planning permission for a 1,301 sqm extension to an industrial building.
Extension is intended to meet the needs of tenant East Coast Fittings.
Serviced

1-3

Sub Total 17.00

Total 54.27

Source: BE Group/CBC, 2014
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Table 43 – Charnwood Land Supply Scenarios

Site Cumulative
Total Land
Supply, ha

Justification for Site Exclusion
from Supply

Baseline 54.27 -

Sites Judged Unlikely to come Forward

E/5(c): Dishley Grange, Hathern -9.50 No progress on delivery after six years
The access, flood risk and other
infrastructure costs suggest that this
site is not viable unless a major
occupier could be secured in advance
of development.

Merriman Ltd, Syston Road,
Cossington

-0.80 Full planning permission for a B1(a)
office unit (1,149 sqm) building with
basement storage, landscaping and
parking lapsed in November 2013.
Land remains in use for open storage
and parking by Merriman.
Not clear if the company still wishes to
undertake this development.

Reduced Supply Total 43.97 -

Sites Likely to be Held for the Expansion of Individual Firms

Unit 61, Wymeswold Industrial
Park, Wymeswold Lane, Burton
On the Wolds

-0.92 Land to be developed as paper and
plastic storage and processing
facilities for the exclusive use of Acorn
Recyclers.

Jayplas, Cotton Way,
Loughborough

-0.24 Full planning permission for a   952
sqm extension to an industrial building.
Will be developed for the exclusive use
of Jayplas.

Jayplas, Weldon Road,
Loughborough

-1.50 Full planning permission for a 800 sqm
a B2 maintenance depot building and
HGV/trailer parking
Will be developed for the exclusive use
of Jayplas.

Rover Building, Rearsby Business
Park, Gaddesby Lane, Rearsby

-0.40 Full planning permission for a 1,301
sqm extension to an industrial building.
Extension is intended to meet the
specific needs of tenant East Coast
Fittings.

Reduced Supply Total 40.91 -

Sites With Reduced Net Developable Areas

Rothley Lodge Employment Area
Extension, Rothley

-7.41 Around 65 percent of the site will be
retained for green infrastructure,
reducing the net developable area by
7.41 ha to 3.99 ha.

Reduced  Supply Total 33.50 -

Sites Intended for Specialist Uses Only
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Site Cumulative
Total Land
Supply, ha

Justification for Site Exclusion
from Supply

E/4: Science Park, Ashby Road,
Loughborough

-7.80 Land within the Science Park is
available to meet the needs of
specialist research and development
uses only. It is not available to meet
general business needs.

Final Reduced  Supply Total
(Realistic Supply)

25.70 -

Source: BE Group; 2014

Sites Analysis
6.9 The following section analyses Charnwood’s full land supply in terms of its

distribution, anticipated land use, availability and grading. To ensure a complete

analysis of the supply all of the Borough’s 16 identified employment sites (totalling

54.27 ha) are considered, including those, identified in Table 43 above, which may

prove to be partially/wholly unavailable.

6.10 Table 44 shows how the land is distributed through Charnwood. Unsurprisingly,

Loughborough has the largest supply at 20.68 ha in six sites. However, 46 percent of

this (9.50 ha) comprises E/5(c): Dishley Grange, Hathern which, as discussed, is

unlikely to come forward in its present form. Another 38 percent (7.80 ha) comprises

land at Loughborough Science Park which is allocated for B1 uses only.

Table 44 – Distribution of Employment Land

Area Number of
Sites

All Employment Land,
ha

Serviced Land,
ha

Loughborough (and
Hathern) 6 20.68 1.74

Mountsorrel/Rothley 3 18.16 -

Rearsby 2 1.50 1.50

Syston 1 3.60 3.60

Birstall/Wanlip 1 4.39 4.39

Cossington 1 0.80 0.80

East Goscote 1 4.22 -

Burton On the Wolds 1 0.92 0.92

Total 16 54.27 12.95
Source: BE Group 2014
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6.11 The largest supply of industrial and warehousing land is at Rothley Lodge, where

some 17.30 ha (gross, 9.89 ha net) is identified within both the existing employment

site and the consented extension. If developed in its entirety, the Rothley Lodge

Extension would provide a new business park for the Borough.

6.12 Land in the Leicester PUA primarily comprises the remaining development plots

within ‘Watermead Business Park, Syston’ and ‘Interchange Leicester, Wanlip’, two

of the Borough’s premier business parks.

6.13 Out of the total land supply of 54.27 ha, just under a quarter (12.95 ha) is serviced.

The serviced land is focused at Watermead Business Park, Syston and Harrowgate

Drive, Wanlip. Elsewhere it generally comprises consented expansion sites within the

curtilages of existing businesses.

6.14 A site is assumed to be serviced if utilities and road access are readily available.

This would apply to infill sites in existing employment areas or where major sites

have been opened up.  Large allocations, where although services run to the edge of

the site they have not been provided into the site itself, are not considered to be

serviced. For this reason, the 7.80 ha remaining at Loughborough Science Park

(which mostly comprises undeveloped greenfield land) cannot be considered

serviced until the relevant infrastructure is delivered and development plots prepared.

6.15 Land is divided between two types of uses – office and industrial (which can include

B8 warehousing).  Table 45 shows that 69 percent of the Borough’s land could be

suitable for either use. This includes land at Rothley Lodge, although current plans

would see a high proportion of this developed for B8 storage and distribution uses.

6.16 By comparison Loughborough Science Park will be primarily an office site, although

B1 uses here will inevitably include B1(b) laboratories and studios. Seven sites,

totalling 9.02 ha are considered only suitable for industrial uses. For the most part

these comprise planning consents for expansion premises for the exclusive use of

specific businesses. As mentioned, such expansion sites could not be made

available to accommodate other firms and cannot be considered part of the readily

available employment land supply.
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Table 45 – Anticipated Land Use

Site Type Total, ha
(number of sites)

Office 7.80
(1)

Industrial 9.02
(7)

Office / Industrial 37.45
(8)

Total 54.27
(16)

Source: BE Group 2014

6.17 Each site has been assessed for its expected availability, the point at which it may

come to market or be developed (see Table 46). This is derived from consultations

with owners, agents, the Council and other evidence gathered in this study.

6.18 Of all the sites only Pontylue Farm (Watermead Business Park), Syston is likely to be

developed within a year. As is discussed above, planning consents are actively being

sought, or have been secured, on the majority of the remaining land, to develop

speculative industrial units and allow the relocation of Albert Browne from Leicester.

Table 46 – Land Availability

Area Hectares Available, years
(Number of Sites)

0-1 1-3 3-5 5+ Total
Loughborough (and
Hathern) -

10.18
(4)

1.00
(1)

9.50
(1)

20.68
(6)

Mountsorrel/Rothley -
11.40

(1)
5.90

(1)
0.86

(1)
18.16

(3)

Rearsby -
1.50

(2)
- - 1.50

(2)

Syston
3.60

(1)
- - - 3.60

(1)

Birstall/Wanlip -
4.39

(1)
- - 4.39

(1)

Cossington -
- - 0.80

(1)
0.80

(1)

East Goscote -
- 4.22

(1)
- 4.22

(1)

Burton On the Wolds - 0.92 - - 0.92
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Area Hectares Available, years
(Number of Sites)

0-1 1-3 3-5 5+ Total
(1) (1)

Total 3.60
(1)

28.39
(9)

11.12
(3)

11.16
(3)

54.27
(16)

Source: BE Group 2014

6.19 Elsewhere, while most sites have had planning permission for development for some

years, there is little evidence that the consented development is likely to be brought

forward in the short term. Alternatively, larger sites such as Loughborough Science

Park and Interchange Leicester are being brought forward on a plot by plot basis and

the completion of all remaining plots is still several years away. Thus almost three

quarters of the supply (39.51 ha) is likely to remain available over the medium term,

1-5 years.

6.20 The remaining 21 percent (11.16 ha) comprises a longer term supply which is

unlikely to be brought forward in less than five years. In practice this includes sites

such as Dishley Grange, Hathern where development may never take place in its

present form.

Site Grading
6.21 All sites have been graded using a standard scoring system (see Appendix 6). Each

site is scored out of 100, made up of ten individual measures, each scored out of ten.

These are: strategic highway proximity, proximity to key cross country routes,

prominence, public transport, planning status, services availability, constraints,

environmental setting, flexibility and availability.  The detailed scores are provided in

Appendix 7.

6.22 Two scores are provided in Table 47, a total score and a market-led score, which

reflect the locational strengths and weaknesses of each site.  The market-led score is

made up of just strategic highway proximity, proximity to key cross country routes,

prominence, environmental setting and flexibility.  These are the characteristics that

are very difficult to improve.  The other five aspects, which combine to make up the

total score, are much easier to improve and hence provide the ability to raise the

quality of a site.
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Table 47 – Sites Scoring

Site
Ref.

Site Name
Settlement Land

Available,
ha

Total
Score, max

100

Market-led
Sub-total,

max 50

61SW018 Pontylue Farm
(Watermead Business
Park)

Syston 3.60 91 45

E/5(f) Land north of Harrowgate
Drive

Wanlip 4.39 85 48

E/4 Science Park, Ashby
Road

Loughborough 7.80 80 44

Rover Building, Rearsby
Business Park, Gaddesby
Lane,

Rearsby 0.40 69 28

Rothley Lodge
Employment Area
Extension

Rothley 11.40 64 36

Preci Spark Limited,
Railway Terrace

Loughborough 0.64 63 25

Jayplas, Weldon Road Loughborough 1.50 63 22

Rearsby Business Park,
Gaddesby Lane

Rearsby 1.10 62 32

E/5(e) Land at Rothley Lodge,
East of the A6 Bypass,
Rothley

Rothley 5.90 60 34

61SW026 The Warren East Goscote 4.22 60 29

Merriman Ltd, Syston
Road

Cossington 0.80 59 35

Jayplas, Cotton Way Loughborough 0.24 57 18

Unit 61, Wymeswold
Industrial Park,
Wymeswold Lane

Burton On the
Wolds

0.92 55 14

52SW017 Loughborough Industrial
Park

Loughborough 1.00 54 25

E/5(c) Dishley Grange Hathern 9.50 50 30

E/5(d) Granite Way Mountsorrel 0.86 46 22
Source: BE Group 2014

6.23 The best scoring site in market terms and overall is Pontylue Farm (Watermead

Business Park), Syston, followed by Land north of Harrowgate Drive, Wanlip. Both

are high quality business park sites, home to a range of the Borough’s major

businesses and with considerable scope for further development in the short and

medium term. Both are well located within the Leicester PUA although Harrowgate

Drive, Wanlip (Interchange Leicester) is more prominent, sitting at the A46/A6

junction. Pontylue Farm’s slightly higher score reflects the fact that there is active
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developer/occupier interest on the site at present with planning consents being

sought that could see the overwhelming majority of the site developed out within a

year.

6.24 The existing allocation at Loughborough Science Park also scores well, reflecting the

quality, flexibility and development potential of this land.

6.25 The worst performing site overall is Granite Way, Mountsorrel which comprises a

small site in a comparative backland location, with no current plans for development.

It is also adjacent to housing and waste processing facilities.

Employment Areas Assessments
6.26 BE Group has reviewed a total of 58 Employment Areas across Charnwood.

Collectively these contain the bulk of the B1/B2/B8 premises in the Borough. All are

allocated for employment purposes under Policy E/8 of the existing Local Plan.

6.27 Each area has been appraised and assessed through a combination of site visits,

local intelligence, consultations with some owners and the views of those involved in

the local property market. The analysis is summarised in Table 49 below and

includes the following:

 The ‘Name’ contains the local authority’s designated title for the area

 A brief ‘Description’ is provided in the form of the consultancy team’s

comment on the area, including the main use classes

 Vacant land is identified, as is the scope for remodelling of particular

properties or sites.  Expansion possibilities are also included.  All of these are

identified, for simplicity, as ‘Opportunities for redevelopment/expansion’.

However, in most cases, where an Employment Area is functioning well and

most land/property is in use, there may be no such opportunities.

 Grade’ refers to BE Group’s professional opinion on the ranking that should

be afforded to the individual area.  This has been based on a number of

factors – critical mass of the area, companies like to cluster; accessibility, the

closer to motorways and arterial roads the better; prominence, to main roads,

and environment – setting of the location, servicing, parking and landscape

treatment.  For each element assessments are made as Poor, Average or

Good.  Combining this data leads to an overall hierarchical assessment
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banded A to E.  These are described in Table 48. Finally, recommendations

for the future role of the area are set out.

Table 48 – Grades A to E Definitions

Grade Definition Action

A High quality, prestigious, flagship business areas due to
their scale, location and setting. Capable of competing for
investment in the regional market place. These are prime
sites for marketing to a cross section of users including
new inward investors. They can also meet the needs of
image-conscious, aspirational companies already in the
local authority area

Protect strongly in the
Local Plan
Support and expand

B Good employment sites due to their scale, location and
setting. Capable of competing for investment in the sub-
regional market place. These are prime sites for
marketing to a cross section of users, B1, B2 and B8,
including some new inward investors.

Protect strongly in the
Local Plan
Support and expand

B/C Key employment sites with an influence over the whole
local authority area, but primarily geared towards local
businesses and B1 light industrial, B2 and B8 uses.

Protect in the Local
Plan
SupportC

C/D Lower quality locations in residential areas suffering from
poor accessibility and massing.

Continue to
protect/review through
the Local PlanD

D/E Very poor quality areas. Widespread vacancy and
dereliction in poor environments.

Promote alternative
uses if possibleE

Source: BE Group 2014
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Table 49 –Summary of Charnwood’s Existing Employment Areas

Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Albion Street Anstey Land north of Albion
Street has been lost
to housing.  Land to
the south comprises
a low grade, older
factory complex
(occupiers unclear)
(B2)

Not clear if site is in full use. If it
should become fully vacant, this
lower quality property is of
limited economic value to the
Borough and could be lost to
alternative uses

Critical mass:   Poor
Accessibility:    Average
Prominence:    Poor
Environment:   Average

Total Grade:   D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.

Cropston
Road

Anstey Most of the area has
been lost to housing
and retail. Remaining
premises on
Leicester Road
appears to be
primarily in retail use
(Potters Superstore)
(A1)

- - No longer functions as an
employment area. Should
be reallocated in the
emerging Local Plan.

Hollow Road Anstey Solus older  factory
and offices for
Ulverscroft Large
Print Books (B2)

The Council should seek to
protect key employers within the
Borough. However, should that
occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Critical mass:   Poor
Accessibility:    Average
Prominence:    Average
Environment:   Average

Total Grade:   D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.

Leicester Anstey Group of other The Council should seek to Critical mass:   Poor Protect key local
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Road workshop premises,
dispersed between
housing. Main
occupier is Anstey &
District Funeral
Services (A1, B1(c))

protect key employers within the
Borough. However, should that
occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Accessibility:    Average
Prominence:    Average
Environment:   Average

Total Grade:   C/D

employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.

Stadon Road Anstey Area now lost to
housing

- - -

Sileby Road
(North)

Barrow-Upon-
Soar

Frontage comprises
Charnwood Mill,
which is occupied by
an NHS Clinic, with a
vacant factory to the
rear (B2/D1)

Vacant rear factory (former De
Montfort Jersey Ltd) represents
a redevelopment opportunity.

Critical mass:  Poor
Accessibility:   Poor
Prominence:   Average
Environment:  Average

Total Grade:  D

Mill should be reallocated
to medical use. Rear
factory represents a
redevelopment
opportunity suitable for a
range of uses appropriate
to this primarily residential
area

Sileby Road
(South)

Barrow-Upon-
Soar

Two modern
industrial estates
(Sileby Road and
Hay Hill), offering a
range of premises,
including good
quality/modern
industrial units. They
sit north and south of
Barrow Railhead, a
rail freight depot for

None – the two industrial
estates are fully developed and
bounded by other uses and
protected greenspace. Other
land is within the secure Barrow
Railhead.

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses, plus rail freight yard
for major employer.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Lafarge (B1 (a and c,
B2, B8)

Land off
Wymeswold
Lane

Burton-On-
The Wolds

Solus rural factory
complex for Eaton
(formery Cooper
Bussmann) (B2)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate.
However, it is not clear what
other uses would be
appropriate in this rural
location.

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Good

Total Grade:   D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for
uses appropriate to this
rural area.

Wymeswold
Industrial
Park

Burton-On-
The Wolds

Extensive rural
industrial estate,
providing a mixture
of mid-sized metal
framed industrial
units and smaller
brick workshops (A3,
B1 (a and c), B2, B8)

Some 0.92 ha of expansion
land exists within the existing
area (within the curtilage of an
individual business) and is
discussed as part of the
employment land supply above.

Critical mass:  Good
Accessibility:   Average
Prominence:   Average
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Charnwood
Edge

Cossington Modern office and
industrial park,
prominently located
off the A46.
(B1(a and c), B2, B8)

Some 0.80 ha of expansion
land is associated with
Merriman, and is discussed
further above

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Good

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Melton Road East Goscote Area now lost to - - -
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

housing
The Warren East Goscote Large and well

established local
industrial estate
providing a good
range of B1(c), B2
and smaller B8
warehousing.
Accommodates a
range of established
local businesses.

Former Sewage Works (now
cleared) within the Warren
Industrial Estate, is consented
for B2 and B8 uses. Identified
as employment site 61SW026:
The Warren, East Goscote
(4.22 ha)

Critical mass:   Good
Accessibility:    Good
Prominence:    Average
Environment:   Average

Total Grade:   B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Belton Road
West

Loughborough Belton Road West
and Belton Road
West Extension form
the eastern portion of
the wider Bishop
Meadow industrial
area, the main
industrial complex of
Loughborough.
Accommodates a
range of mid-sized
and large businesses
in modern industrial
premises. Occupiers
include Thermo
Fisher (B1(a, b, c),
B2, B8)

Area is generally fully
developed although a modest
brownfield expansion
opportunity exists around
Swingbridge Road/Festival
Drive.

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Good

Total Grade:   B

Protect strongly in the
Local Plan as key
local/county employment
area for B1/B2/B8 (and
appropriate ancillary)
uses.

Burder
Street/
Gordon Road

Loughborough Small industrial
estate of some 21
terraced workshops
(Meadow Lane), plus
the modern Ark
Business Centre
(B1(a and c)

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility:   Average
Prominence:  Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Byron Street
Extension

Loughborough Large modern unit
for Volvo Truck and
Bus Centre in a
residential area
(B2)

None – site fully developed and
bounded by other uses

Critical mass:  Poor
Accessibility: Average
Prominence:  Average
Environment:  Average

Total Grade:  C

Protect in the Local Plan
as a site for key local
employer.

Chainbridge
Close

Loughborough Established
employment area
comprising motor
trade premises on
the Belton Road
frontage and larger
industrial units and
sites to the rear.
(B2, B8, Sui Generis)

None – site fully developed and
bounded by other uses. Open
storage sites in this area are
Council owned and well
occupied.

Critical mass:  Average
Accessibility:  Good
Prominence:  Good
Environment:  Good

Total Grade: B/ C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses. However, it should
be recognised that the
frontage is in motor trade
use.

Clarence
Street

Loughborough Group of older
industrial premises
plus some more
modern units in
trade/motor trade
use.
(B1(c), B2, B8, Sui
Generis)

None – site fully developed and
bounded by other uses

Critical mass:  Average
Accessibility:   Average
Prominence:  Average
Environment:  Average

Total Grade:  C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses. However, it should
be recognised that this is
increasingly a trade/motor
trade location.

Derby Road/
Bishop
Meadow
Road

Loughborough The western and
larger portion of the
wider Bishop
Meadow industrial
area, the main
industrial complex of
Loughborough.
Accommodates a
range of mid-sized
and large businesses
in modern industrial

Growth opportunities on
Messenger Close, within the
Biomedical Campus and at
Dishley Grange. All are
discussed above.

Further land has now been
cleared within the Biomedical
Campus, around Bakewell
Road and Summerpool Road.
This could provide a further

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Good

Total Grade:  A

Protect strongly in the
Local Plan as key
industrial area of county
and regional significance
for B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

premises.

Includes the
Charnwood
Biomedical Campus
(discussed in Section
7.0) and many of
Loughborough’s
major occupiers,
including Jayplas
and 3M.
(B1(a, b, c), B2, B8)

phase of development here,
although there are no plans to
develop this at present.

Freehold
Street

Loughborough Historic Foundry (The
Bellfoundry) for John
Taylor & Co, including
a museum, in a
residential area.
(B2, D1)

None – listed buildings in a
dense residential area

Critical mass:  Poor
Accessibility:   Average
Prominence:  Poor
Environment:  Good

Total Grade:  C

Protect in the Local Plan
as a historic site and a
location for a local
employer.

Meadow
Lane

Loughborough Large group of major
employers, located
north of the Station.
Includes facilities for
Brush
Turbogenerators,
Adey Steel and ETS
(B2, B8)

None – site fully developed and
bounded by other uses and
protected greenspace

Critical mass:  Good
Accessibility:   Good
Prominence:  Good
Environment:  Good

Total Grade:  B

Protect strongly in the
Local Plan as key
county/regional
employment area for
B1/B2/B8 (and
appropriate ancillary)
uses.

North Road Loughborough Mixed employment
area including a
modern office park
(The Office Village),
mid-sized industrial
units and a large
industrial/warehouse
unit to the south

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

which is currently
vacant and on the
market.
(B1(a and c), B2, B8)

Nottingham
Road

Loughborough Large mill occupied
by 3M, modern
premises for Preci-
Spark and a Magnet
furniture store on a
main road location.
(A1, B1(a), B2, B8)

Preci-Spark has plans to
expand onto a 0.64 ha car park
in the north. Land to the south
now developed for housing

Critical mass: Poor
Accessibility:   Good
Prominence:  Good
Environment:  Good

Total Grade:  B/C

Protect in the Local Plan
as a site for major local
employers.

Queens
Road

Loughborough Older industrial
premises primarily
for L.E. Jackson
(Coachworks), in a
residential area.
(B1(c), B2, B8)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Average

Total Grade:  C/D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for
uses appropriate to this
rural area.

Station
Avenue

Loughborough Row of industrial and
trade businesses,
accessed via a
narrow side road.
(B1(c), B8)

Former Cavill Fabrications
building appears vacant and
offers a small redevelopment
opportunity site.

Critical mass:  Average
Accessibility:   Poor
Prominence:   Poor
Environment:  Poor

Total Grade: C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses. However, it should
be recognised that this is
increasingly a trade/motor
trade location.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Trinity Street Loughborough Solus
office/community
facility for BAPS Shri
Swaminarayan
Mandir (B1(a)/D1)

None – site fully developed and
bounded by other uses

- Property now primarily a
D1 community facility.
Should be reallocated in
the Local Plan

Wellington
Street

Loughborough Area now lost to
housing

- - -

Windmill
Road

Loughborough Established
employment area, in
an edge of
settlement location,
comprising a large
production facility for
Anstey Wallpaper, a
scheme of some
eight terraced
workshops and a
derelict factory site.
The site (4.28 ha)
has now been
cleared in
preparation for a
development of
some 38 homes.
(B1(a and c), B2, B8)

None – vacant land to be
developed for housing.

Critical mass:  Average
Accessibility:   Average
Prominence:   Average
Environment:  Average

Total Grade: B/ C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses, plus premises for a
large employer. New
housing, when delivered
here, will need to be
excluded from the
employment area
boundary.

Glefrith
Gardens

Mountsorrel Area now lost to
housing

- - -

Melton Road Queniborough Small industrial
estate comprising BP
petrol filling station
and premises for
Soar Valley Timber
on the frontage, with
rows of terraced

None – site fully developed and
bounded by housing and
protected greenspace

Critical mass:  Average
Accessibility:    Good
Prominence:    Average
Environment:   Average

Total Grade:   C

Retain as local
employment area for
B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

workshop units to the
rear ((B1(c), B2, B8,
Sui Generis)

High Street Quorn Solus mill complex
for M. Wright and
Sons, to the rear of
housing (B2)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Average

Total Grade:   C/D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.

Gaddesby
Lane

Rearsby Established rural
industrial estate,
providing larger
industrial units to a
number mid-sized
companies (Rearsby
Business Park)  (B2,
B8)

Some 1.50 ha of expansion
land exists within the existing
area and is discussed as part of
the employment land supply
above.

Critical mass:  Average
Accessibility:   Average
Prominence:   Poor
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Charnwood
Road (North)

Shepshed Area now lost to
housing

- - -

Charnwood
Road
(South)/
Anson Road

Shepshed Old mill complex
(Armstrong’s Mill),
mostly now in use for
trade/retail including
factory outlet centre
and adjacent
Curtains Retail

None – Vacant land has
consent for a mixed use
development.

Critical mass:  Poor
Accessibility:    Good
Prominence:   Good
Environment:  Good

Total Grade:   C

Properties presently in
retail use, but Armstrong’s
Mill could still be used for
B1/B2/B8 employment
and should be protected.
New housing, when
delivered here, will need
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Fabric Warehouse

Hardstanding to the
rear of the properties
(1.4 ha) has planning
permission for 79
dwellings and 3,000
sqm of small
industrial units.

(A1, B8)

to be excluded from the
employment area
boundary.

Gelders Hall
Industrial
Estate

Shepshed Good quality,
modern industrial
estate located off the
A512 and close to
Junction 23, M1.
Includes recent
development Illuma
Park which is home
to a number of larger
employers including
Feeds Marketing,

Land to the east,
extending back to
Junction 23 is also in
employment use,
including major
facilities for Meggitt,
GLW Feeds and
Boal Aluminium,
along with several
trade/motor trade
properties and the
Junction 23

Only opportunity for growth
here would be to extend the
area into the agricultural land
north of GLW feeds. A modest
northern extension could be
achieved without bringing
employment uses here much
closer to the residential area to
the west.

Critical mass:  Good
Accessibility:    Good
Prominence:   Good
Environment:  Good

Total Grade:   B

Protect strongly in the
Local Plan as local
employment area for
B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Truckstop.
(A1, A3, B1(a,b, c),
B2, B8, Sui Generis)

Sullington
Road

Shepshed Solus mill and
factory/office
complex for Urgo
Medical in a dense
residential area

In discussions, Urgo Medical
has highlighted the
shortcomings of the existing
premises and the lack of
expansion space here. If the
existing mill becomes vacant in
the future it could be
considered for alternative uses.

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Good

Total Grade:  C/D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for
uses appropriate to this
urban area.

Barrow Road Sileby Old factory building
now subdivided and
marketed as Barrow
Road Business Park.
Main occupier is
Middletons
Woodcare Products.
(B1(c))

None – site fully developed and
bounded by other uses

Critical mass:  Average
Accessibility:   Poor
Prominence:   Average
Environment:  Average

Total Grade:  C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Heathcote
Drive

Sileby Premises appear to
be in retail use (Busy
Bees Supermarket)

- - No longer functions as an
employment area. Should
be reallocated in the
emerging Local Plan.

Hobbs Wick Sileby Area now lost to
housing

- - -

King Street Sileby Area now lost to
housing

- - -

Manor Drive Sileby Small industrial
estate comprising
three rows of smaller
terraced industrial
units in a backland
location. Soar Valley
Timber is a key

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility: Average
Prominence:    Poor
Environment:   Average

Total Grade:   C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

occupier (B1(c), B2)
Ratcliffe
Road

Sileby Older office building
containing Oak
Business Centre, a
complex of 26 units
to provide workshop
and office
accommodation for
new and start-up
businesses (B1(a
and c)).

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility:    Average
Prominence:    Good
Environment:   Average

Total Grade:   C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Broad Street Syston Solus older factory
and yard for
Smallman and Son,
plus a housing
development site to
the north and
adjacent property in
uses as a dance
studio (B2, D2)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Average

Total Grade:   C/D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.

Brook Street Syston Group of older
industrial units, east
and west of Brook
Street. Main occupier
is Smoke and Fire
Curtains (B1(c), B2)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.

Critical mass:   Poor
Accessibility:    Poor
Prominence:    Poor
Environment:   Average

Total Grade:   D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

They could be considered for
reuse and/or redevelopment for
other uses judged appropriate
for these primarily residential
areas

Fosse Way Syston Two large, modern
factory complexes on
an edge of
settlement location.
Occupiers include
Rohde Shoes (B2,
B8)

None – site fully developed and
bounded by other uses

Critical mass:  Poor
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as area for key local
employers

High Street Syston Established industrial
area, including a
sub-divided factory
complex south of
High Street and a
yard and premises
for Interfuse to the
north (B1(c), B2, B8)

None – site fully developed and
bounded by other uses

Critical mass:  Average
Accessibility:   Good
Prominence:   Average
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Melton Road
(North)

Syston Area now lost to
housing

- - -

Melton Road
(South)

Syston Solus older factory
and yard for Moulded
Circuits (B2)

The Council should seek to
protect key employers within
the Borough. However, should
that occupier vacate (and the
property not be re-occupied by
a new business within a
reasonable timeframe) then
these older buildings would, by
themselves, be of limited
economic value to the Borough.
They could be considered for
reuse and/or redevelopment for
other uses judged appropriate

Critical mass:   Poor
Accessibility:    Average
Prominence:    Average
Environment:   Average

Total Grade:   C/D

Protect key local
employers. If area does
become vacant, it could
be considered as a
redevelopment site for a
range of uses appropriate
to this residential area.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

for these primarily residential
areas

Melton
Road/Cross
Street

Syston Group of older
workshop premises,
dispersed between
housing. Melton
Road frontage has
been redeveloped as
an Aldi foodstore.
Industrial occupiers
include Syston
Doors, N.P. Services
Leicester (A1, B1(c),
B2, B8)

None – site fully developed and
bounded by other uses

Critical mass:   Average
Accessibility:    Average
Prominence:    Average
Environment:   Average

Total Grade:   C

Despite loss of Melton
Road frontage, this
remains a substantial
urban employment area
that should be protected
for B1/B2/B8 (and
appropriate ancillary)
uses.

The Half
Croft

Syston Established modern
industrial estate,
offering a mix of
mainly industrial
units and including a
large production
facility and offices for
Pukka Pies (B1 (a, b,
c, B2, B8)

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility:   Average
Prominence:   Average
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Wanlip Road Syston Frontage comprises
older manufacturing
premises, primarily
for  International Lift
Equipment,
Lemonpath and ILE
Manufacturing

Land to the west and
south is now
established as
Watermead

Options for growth here are
established and include 4.39 ha
of employment land at
Watermead Business Park
Phase I (discussed above), plus
a Direction of Growth for 8,750
sqm for offices and around 16
ha for employment and a hotel
accessed off Wanlip Road.

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Good

Total Grade:  A

Protect strongly in the
Local Plan as key
business park of county
and regional significance
for B1/B2/B8 (and
appropriate ancillary)
uses.
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

Business Park
(Phase I) a high
quality office and
industrial park
accommodating a
range of national
businesses including
Flo Gas. Dunelm,
Interserve
Constriction, Amec
and Lafarge.
(B1(a), B2, B8, Sui
Generis)

Britannia
Way

Thurmaston Large established
industrial estate
within the Leicester
PUA providing a
wide range of
primarily industrial
premises, plus a
modern office
building for ELE.
(B1(a and c), B2, B8)

None – Vacant factoring in the
north east provides on
redevelopment site.

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Church Hill
Road

Thurmaston Large established
industrial estate
within the Leicester
PUA providing a
wide range of
primarily industrial
premises.
(B1(a and c), B2, B8)

None – site fully developed and
bounded by other uses

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade:  B/C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Humberstone
Lane

Thurmaston Plant for Donaldson
Filtration within the
Leicester PUA

Plant appears to have some
internal expansion land to the
south

Critical mass:  Poor
Accessibility:   Average
Prominence:   Average
Environment:  Average

Protect in the Local Plan
as site for a major local
employer
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

(B2)
Total Grade:  B/C

Melton Road
(Bridge
Business
Park)

Thurmaston Group of office and
industrial premises,
focused around
offices for Raynsway
Properties (Bridge
Park) and associated
multi-let space.
(B1(a and c), B2, B8)

Paragraph 9.79 of the emerging
Local Plan identifies Melton
Road as a regeneration
opportunity in the Watermead
Direction of Growth, specifically
that the “opportunity exists to
convert these old industrial
sites into quality mixed use
development, to better manage
flood risk and to enhance the
relationship with the Canal and
Country Park.”

Critical mass:  Average
Accessibility:   Good
Prominence:   Average
Environment:  Average

Total Grade:  C/D

Based on quality of the
existing premises Melton
Road should be protected
as a local employment
area.

However, the emerging
Local Plan policy direction
would allow the creation
of a larger employment
(and mixed-use) area,
meeting identified needs
for further high quality
office/industrial
accommodation in the
Leicester PUA
(particularly to
accommodate large
employers/inward
investment) and allow the
delivery of new phases of
Watermead Business
Park. To permit such a
significant, and
necessary, economic
growth for the area, the
redevelopment of
employment land here
should be permitted.

Norman
Road/
Westmorland
Avenue

Thurmaston Modern development
of logistics and office
premises by Charles
Street Buildings

Charles Street report that there
is a 3.4 ha site cleared and
available for development in the
south. They have a further 20

Critical mass:  Average
Accessibility:   Good
Prominence:   Good
Environment:  Good

Protect strongly in the
Local Plan as a growing
employment area for
major national business,
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

including recently
developed premises
for Costco, Qualvis
and an Arriva Bus
depot.
(B1(a), B2, B8)

ha to the rear but much is taken
up by a lake leaving possibly 4-
6 ha.

The land will be for industrial
development on a design and
build basis. Charles Street will
only lease not sell. No current
interest but it is not being
marketed actively.

Total Grade: A
serving Leicestershire

Pinfold Road Thurmaston Large established
industrial estate
within the Leicester
PUA providing a
wide range of
primarily industrial
premises.
(B1(a and c), B2, B8)

Paragraph 9.79 of the emerging
Local Plan identifies Pinfold
Road as a regeneration
opportunity in the Watermead
Direction of Growth, specifically
that the “opportunity exists to
convert these old industrial
sites into quality mixed use
development, to better manage
flood risk and to enhance the
relationship with the Canal and
Country Park.”

Critical mass:  Good
Accessibility:   Good
Prominence:   Good
Environment:  Average

Total Grade: C/D

Based on quality of the
existing premises Pinfold
Road should be protected
as a local employment
area.

However, the emerging
Local Plan policy direction
would allow the creation
of a larger employment
(and mixed-use) area,
meeting identified needs
for further high quality
office/industrial
accommodation in the
Leicester PUA
(particularly to
accommodate large
employers/inward
investment) and allow the
delivery of new phases of
Watermead Business
Park.  To permit such a
significant, and
necessary, economic
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Area Settlement Description and
Use Classes

Opportunities for
Redevelopment/expansion

Grading Recommendations

growth for the area, the
redevelopment of
employment land here
should be permitted.

Sandiacre
Drive

Thurmaston Area now lost to
housing

- - -

Wheatley’s
Road

Thurmaston Secondary industrial
area off Melton
Road,
accommodating a
number of small
businesses, some to
the rear of retail uses
(B1(c), B2)

None – site fully developed and
bounded by other uses

Critical mass:  Average
Accessibility:   Average
Prominence:   Average
Environment:  Average

Total Grade:  C

Protect in the Local Plan
as local employment area
for B1/B2/B8 (and
appropriate ancillary)
uses.

Source: BE Group 2014
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6.28 A total of 58 Employment Areas across Charnwood have now been reviewed.  All are

allocated for employment purposes under Policy E/8 of the existing Local Plan. They

exclude the newer Employment Areas of the Borough, which have largely been

developed since the completion of the adopted 2004 Local Plan. These Include:

 Granite Way, Mountsorrel

 Land at Rothley Lodge, east of the A6 Bypass, Rothley

 Land north of Harrowgate Drive, Wanlip (Interchange Leicester)

 Loughborough Science and Enterprise Park.

6.29 These are now established employment areas with most land and property in active

B1/B2/B8 use and it is recommended that they be adopted as employment areas in

the emerging Local Plan.  Adoption would allow future growth and change in these

sites to be better managed and controlled. Setting a tight boundary to the allocations

would also ensure that surrounding countryside and housing is protected.

6.30 In terms of the existing 58 Employment areas reviewed, 12 have now been

redeveloped for housing or now function as A1 retail locations, specifically:

 Cropston Road, Anstey

 Stadon Road, Anstey

 Melton Road, East Goscote

 Trinity Street, Loughborough

 Wellington Street, Loughborough

 Glefrith Gardens, Mountsorrel

 Charnwood Road (North), Shepshed

 Heathcote Drive, Sileby

 Hobbs Wick, Sileby

 King Street, Sileby

 Melton Road (North), Syston

 Sandiacre Drive, Thurmaston.

6.31 Again this needs to be recognised in the emerging Local Plan.

6.32 There are also a number of smaller employment areas, within the settlements of

Anstey, Burton-On-The Wolds, Loughborough, Quorn, Shepshed and Syston that

generally comprise older, factory/mill units within residential areas. Most are

occupied by single mid-sized or large businesses, which are well established
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employers within the respective settlements. The Council should seek to protect key

employers within the Borough. However, should that occupier vacate (and the

property not be re-occupied by a new business within a reasonable timeframe) then

these older buildings would, by themselves, be of limited economic value to the

Borough. They could be considered for reuse and/or redevelopment for other uses

judged appropriate for these primarily residential areas. Areas falling into this

category include:

 Albion Street, Anstey

 Hollow Road, Anstey

 Leicester Road, Anstey

 Land off Wymeswold Lane, Burton-On-The Wolds

 Queens Road, Loughborough

 High Street, Quorn

 Sullington Road, Shepshed

 Broad Street, Syston

 Brook Street, Syston

 Melton Road (South), Syston.

6.33 The research has also identified a number of ‘redevelopment opportunities’, generally

undeveloped/partially developed land within the boundaries of the 58 Employment

Areas. These have the potential to provide additional/alternative employment land,

meet the growth needs of existing local firms or other requirements, which cannot be

met on either Charnwood’s existing allocated employment sites or on the new

strategic sites proposed in the emerging Local Plan. These include:

 Sileby Road (North), Barrow-Upon-Soar – Vacant rear factory (former De

Montfort Jersey Ltd) represents a redevelopment opportunity

 Belton Road West, Loughborough – Area is generally fully developed

although a modest brownfield expansion opportunity exists around

Swingbridge Road/Festival Drive

 Station Avenue, Loughborough – Former Cavill Fabrications building appears

vacant and offers a small redevelopment opportunity site

 Gelders Hall Industrial Estate, Shepshed – Only opportunity for growth here

would be to extend the area into the agricultural land north of GLW Feeds. A

modest northern extension could be achieved without bringing employment

uses here much closer to the residential area to the west
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 Norman Road/ Westmorland Avenue – Charles Street report that there is a

3.4 ha site cleared and available for development in the south. They have a

further 20 ha to the rear but much is taken up by a lake leaving possibly 4-6

ha (which may link to the Watermead Direction of Growth). The land will be

for industrial development on a design and build basis. Charles Street will

only lease not sell. No current interest but it is not being marketed actively

and Charles Street will rely on agent referrals.

6.34 Finally, Melton Road (Bridge Business Park) and Pinfold Road, Thurmaston fall

within the Watermead Direction of Growth. While these are, in themselves,

functioning moderate quality employment areas, the Watermead Direction of Growth

is identified by stakeholders as an important and necessary ‘next step’ in the

economic growth of Charnwood, particularly as Watermead Business Park Phase I is

increasingly reaching capacity. For this reason the regeneration of employment land

within both industrial estates is justified.

Summary
6.35 As of 31 March 2014, the baseline land supply of the study area was 54.27ha.

However, this supply includes areas of land that are unlikely to be developed in their

present form, likely to be retained for specific occupiers, intended for specialist uses

only, or were some land will be retained as greenspace. Removing such land

reduces the net land supply to 25.70 ha.

6.36 Loughborough has the largest supply at 20.68 ha in six sites. However, 46 percent of

this (9.50 ha) comprises E/5(c): Dishley Grange, Hathern which is considered

unlikely to come forward in its present form. Another 38 percent (7.80 ha) comprises

land at Loughborough Science Park which is allocated for B1 uses only. Industrial

and warehousing land is focused at Rothley Lodge, where some 17.30 ha (gross,

9.89 ha net) is identified within both the existing employment site and the consented

extension.

6.37 Land in the Leicester PUA primarily comprises the remaining development plots

within Watermead Business Park, Syston and Interchange Leicester, Harrowgate

Drive, Wanlip, two of the Borough’s premier business parks.

6.38 Of all the sites only Pontylue Farm (Watermead Business Park), Syston is likely to be

developed within a year. The majority of Charnwood’s stock (39.51 ha) is likely to be
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brought forward in the medium term (1-5 years). Other sites, totalling 11.16 ha will

take more than five years to complete. In practice this includes sites such as Dishley

Grange, Hathern where development may never take place in its present form.

6.39 Charnwood includes some very high quality employment sites. In addition to the

Loughborough Science Park, Harrowgate Drive (Interchange Leicester), Wanlip and

Pontylue Farm (Watermead Business Park), Syston are now established as prestige

business parks accommodating a range of major businesses primarily in the office

sectors.  However the success of these sites means that the (comparatively modest)

stock of land remaining is likely to be taken up relatively quickly.

6.40 A review of Charnwood’s 58 allocated employment areas indicates that most are

established office and industrial areas, of moderate quality, which are aimed at

meeting local needs and should be protected for that purpose. These are generally

graded C to B/C in this study’s scoring. However, ten comprise lower value (mostly)

solus factory units where the economic value is represented by the occupier rather

than the property. Occupiers should not be encouraged to relocate, but where they

do move, reuse/redevelopment options which include appropriate alternative uses

could be considered. This also reflects the fact that another 12 similar Employment

Areas have already been lost to housing and/or retail.

6.41 Charnwood’s flagship (A Grade) locations are Derby Road/ Bishop Meadow Road,

Loughborough; Wanlip Road, Syston (Watermead Business Park) and Norman

Road/ Westmoorland Avenue, Thurmaston. A future review would likely include Land

north of Harrowgate Drive, Wanlip (Interchange Leicester) and Loughborough

Science and Enterprise Park to this list.

6.42 There are a number of potential redevelopment/regeneration opportunities, which

might deliver additional land supply, should it be required.  However, these are

caveated in that owner/developer aspirations for B1/B2/B8 development on these

sites has not been tested.
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7.0 STAKEHOLDER CONSULTATIONS

Introduction
7.1 This section provides commentary about Charnwood, drawn from consultations with

the public sector and other stakeholders – primarily the major businesses and

landowners.  It should be noted that each organisation’s comments are their

perception of the situation, and may well reflect their role and involvement, rather

than being the complete picture.

7.2 This section also considers the property market in the seven local authority areas of

Leicestershire, along with Leicestershire County Council and neighbouring Rushcliffe

in Nottinghamshire. Understanding the supply and demand of employment land and

premises in neighbouring areas is important in assessing their impact on the study

area’s land and property market.

Key Businesses/Landowners
7.3 One to one consultations have taken place with 16 major businesses located in

Charnwood.  Many are national or international businesses, with facilities in the study

area being part of a wider network of research and development, production, service

and logistics operations.

Interserve Construction
7.4 Interserve Construction is the construction arm of the international Interserve

company. Interserve Construction undertakes almost all types of construction but its

specialism’s’ are in health and education. Interserve are project and site managers,

all actual construction is done by external contractors. The 680 sqm office property

they occupy at Watermead Business Park, Syston is the East Midlands office of the

business. 140 full time staff are employed here.

7.5 The building was developed by Interserve Construction on behalf of Raynsway three

years ago (completed September 2011) and is now leased back. It was developed as

the UK’s first commercial ‘Passivhaus’, a below carbon neutral building which gives

back more carbon to the environment than it takes.

7.6 The property meets all of Interserve’s needs at present, but the company is growing

and may need further space in the medium term. Expansion land exists to the side of
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the building and it is likely that the company will seek to develop a side extension to

meet that requirement, rather than investing in other property elsewhere in the

Borough.

7.7 The company is generally happy with its present location and the access it gives

them to Leicester and the wider region. Its main concern is a shortage of trained and

skilled labourers (bricklayers, plasterers, etc.) to meet its contracts. However, this is a

UK-wide issue and a result of the recent recession when the construction industry

suffered a sharp decline and students were not being taken into apprenticeships or

enrolling on NVQ courses.

Active Remedial Solutions
7.8 Active Remedial Solutions occupy a 2,044 sqm warehouse on Earls Way,

Thurmaston and employ 12 direct staff plus some 36 agency workers. The company

operate within the specialised market of ‘remedial solutions’, i.e. they repair the

portion of damaged goods which typically arrives with any high volume import of

retail products (e.g. a bulk clothing shipment from China) and return them to the

retailer to ensure that the retailer has the full quota of products they ordered. Active

Remedial Solutions are one of only four companies in the UK which provides this

service. Its largest client is the clothing retailer Next.

7.9 Active is dissatisfied with its present building, which suffers from a range of structural

issues, notably subsidence. The company is in the market for premises and is either

looking for an alternative warehouse property of some 3,000 sqm or additional space

of around 1,000 sqm. The company would be willing to consider premises either in

Leicester or Charnwood, but has found the available units in Loughborough and

Thurmaston expensive. A move into Leicester City, within the next couple of years is

therefore likely.

7.10 Active have had a number of problems in recruiting the semi and unskilled staff it

requires. The company has arrangements with Babington College, Leicester to take

on apprentices for 25 hours a week, but has been dissatisfied with the quality of the

staff this arrangement provides.

Dalycom
7.11 Dalycom occupy a 400 sqm office building The Point, Granite Way, Mountsorrel. The

company employs 20 and provides ICT and telecommunications equipment to
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businesses across Leicestershire and Nottinghamshire. Its office at The Point is a

recent development and meets all of the businesses current needs. No further land

or premises is required and the company did not raise any other concerns.

3DX-Ray
7.12 3DX-Ray provides x-ray systems for the global security and industrial inspection

markets. It sells its products globally to a range of clients, notably airports. The

company rents two units (Units 16 and 18) Hayhill Industrial Estate, Sileby Road,

Barrow-upon-Soar. The properties are around 500 sqm each. The company employs

15, of which 11 are part time.

7.13 3DX-Ray has no plans to relocate or expand at this time. However, there will be a

lease renewal in 2015 and the company will consider its options at this time. No

issues with the local highways network or with HGV access. Hayhill Industrial Estate

now has superfast broadband and this appears to be functioning well.

Force Engineering
7.14 Established in 1979, Force Engineering design and develop linear induction motors

and other electro-magnetic and permanent magnet solutions. The industrial unit

owned by them is circa 1,161 sqm in size and can meet the business needs for the

foreseeable future.  Whilst they occupy all the floorspace, they could expand within

the premises.

7.15 The company employ 15 FTE staff, all of whom are locally based.  Recruitment does

not pose a problem for the company at the sales level, but can be difficult at the

higher and technical levels.

7.16 Force Engineering has a supply chain that spans the globe, with their equipment

supplied to most European countries, USA, Brazil, Mexico, South Africa, Asia,

Australia and Japan.  Customers include international corporations, universities and

academic institutions to small independent businesses.

Elliot Transport Service
7.17 Elliot Transport Service (ETS) is a pallet delivery company and supplier of logistics

services providing solutions within contract logistics, warehousing, distribution and

marketing support. The company occupy a custom-built factory developed in 2004

but are now constrained at their 1.6 ha premises on Meadow Lane.  The loading

docks are at full capacity, and ETS require a further 4,645 sqm for their business
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operations.  The company is occupying warehousing space in North West

Leicestershire, and there is an option to amalgamate the warehousing operations

here. ETS also require double the number of car parking spaces currently available

at 80 spaces for their staff of 65.  ETS is looking to expand over the next 18 months.

This can be accommodated on site and will be dependent on obtaining planning

permission. As a result of proposed expansion plans, ETS can double their staff

numbers within 3-4 years.

7.18 ETS moved to Meadow Lane around the same time the bridge over the railway

tracks was being refurbished. This however, failed to include a pedestrian footpath,

which is an issue for ETS as the majority of the employees walk along the length of

the road to access Loughborough during breaks and lunch times.  ETS state this is

an issue for all businesses within the vicinity of the site that are forced to utilise the

bridge.  The company also has issues with the local road networks, for example

access to the main trunk roads is limited.  Broadband speeds of up to 24 Mb is

available to ETS, however as they undertake a lot of internet related business, they

do require superfast broadband.

7.19 When seeking alternative accommodation, ETS consider the location of the site

(close to the motorway network), cost and business rates, the local employee pool,

availability and accessibility of business support and the quality of the property are

the most important factors.

Intelligent Energy
7.20 Intelligent Energy at Holywell Park is a clean power company specialising in the

development of modular, low carbon fuel cell systems for blue chip partners and their

global mass markets.  The company operate in three markets – automotive,

consumer electronics and distributed power and generation.  They have recently

entered into a joint venture with Suzuki and are supplying the telecoms industry in

India through the distributive power generators.

7.21 The company was established in 2001 and was a spin-out company from

Loughborough University, with four of the founding members having previously

working at the University.  They lease from the University. The property comprises

offices, workshops and R&D facilities and extends to circa 5,000 sqm.

7.22 The site at Loughborough is the company headquarters with 350-400 employees.

Their second largest operation is in Bangalore with circa 430-50 FTE staff.  Intelligent
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Energy also has offices in London, Japan, Florida, and California and is expanding

into Singapore.

7.23 The site is fit-for-purpose and there are opportunities to expand within the limits of

the existing footprint.  As a high-tech company specialising in innovation, Intelligent

Energy has found it difficult to recruit staff at the level they require.

3M Health Care
7.24 Loughborough is the headquarters of 3M’s health care markets and drug delivery

systems division.  The company’s main UK headquarters is located in Berkshire.

7.25 The company own and occupy two sites at Morley Street and Derby Road,

Loughborough.  The Morley Street site employs circa 300 employees in sales and

marketing operations and the Derby Road site houses the R&D, manufacturing and

warehousing facilities.  They operate six departments from Loughborough: Skin and

Wound Care; Infection Prevention; Drug Delivery Systems; Food Safety; and two

Oral Care Divisions.

7.26 Derby Road meets the company needs with regards to the manufacturing and

storage, but does not satisfy their R&D elements. 3M may consider relocating this

facility in the next 3-5 years.  Options to consolidate both facilities may also be

considered but would need premises which is suitable and combines their sales and

marketing facilities with their R&D department.

7.27 The Morley Street facility is not presentable for their business operations, is

surrounded by residential development and located within a flood zone area.

Flooding in and around Loughborough also poses a problem as a number of roads

are closed as a result, affecting staff commuting into work.  Cycleways can also be

improved.

7.28 3M is continuously reviewing the local property market in the event an opportune

property or site came to the market that is fit for their business needs. There is also

the option of relocating operations to Berkshire, but 3M are committed to the

Loughborough area as the majority of their staff is locally based (90 percent at Derby

Road and 60 percent at Morley Street).  As a subsidiary of the US operations, all

options considered are preliminary and will have to be approved by higher

authorities.

7.29 Whilst all the options described above are only indicative, 3M ideally would want to
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be based in a Science Park location, at a property which combines both sides of the

business.  Consolidating both sites would require 1,000 car parking spaces.

Meggit Polymers and Composites
7.30 Meggit Polymers and Composites is a strategic business unit within Meggit PLC.

Meggit provides complete aircraft sealing solutions from design through to

manufacturing.  The company employ 560 employees at their Shepshed-owned site,

with circa 25 temps.  Recruiting technical level staff and an ageing staff population

has been an issue for Meggit. As a result they are undertaking an apprenticeship

scheme with Stephenson College and have formed links with companies such as

Rolls Royce.

7.31 Car parking is the major issue facing the company at their site in Shepshed. There

are 350 car parking spaces available, and at peak times in January, February,

November and December, employees have found it difficult to park their cars.  Whilst

they have looked at parking spaces in other areas, this is not a viable solution due to

insurance liability and distance.

7.32 Meggit is also at capacity on their site, but are looking at options to free-up space

before looking at alternative property.  Options include undertaking certain

manufacturing off-site rather than at the premises, as well as divesting some of their

operation elsewhere.

Urgo
7.33 The company are located in Shepshed in what was a traditional textile area, but they

are now the last remaining business surrounded by housing.

7.34 The current business has evolved from its early hosiery days and now manufacture

and supply bandages and compression socks for medical use. In the UK the NHS

are the company’s sole customer, although the business is French owned and has

an international customer base.

7.35 Approximately 150 are employed in the UK, 100 in the factory, and 50 sales reps.

The business is growing and staff increased by 7 percent last year. New staff can be

a mixture of agency staff, school leavers and graduates, the current workforce

though is stable many having worked there for 30 years or more. The company has a

relationship with Nottingham Trent University through the knowledge transfer
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partnership to assist with skills. They would like to bring in apprenticeships for

development and production.

7.36 The premises are old, part of the factory is around 100 years old, and with a north

light roof has major structural problems, and repair costs are estimated at £300,000.

The site is not ideal, with limited goods access and with part of the area unusable,

the internal space is restricted.

7.37 The property is leased, and ideally Urgo would want to relocate locally, but having

looked around there is nothing suitable. They would welcome assistance in looking at

their property needs and how new space could be acquired.

GLW Feeds
7.38 Located in a large modern feed mill building at Shepshed, the company

manufactures livestock feed at this and a second location in Melton, where they

specialise in blends.

7.39 The business is growing and the current site is too small. Also there is a desire to

bring the Melton plant to Shepshed to reduce distribution costs and improve

efficiencies. Currently on 2.4 ha, but with no room to expand on site or on any

adjacent industrial site. To one side is another production business, whilst to the

other the lorry park. At least 0.8-1.2 ha are required. A complete relocation is not

feasible due to cost.

7.40 The location is ideal close to the M1 and also the location has good east west links.

Customers are nationwide. Approaches have been made to the landowner to the rear

to possibly buy a parcel of land. It is agricultural use at present. The owner would

want to sell a strip right across the estate rather than a single parcel. No approach

has been made to the Council on this.

7.41 Staffing is good and there are no recruitment problems with workers coming from the

locality. Over 100 people are employed by the business. The expansion would see

jobs created.

Preci-Spark
7.42 The company are an engineering production business, and have been located in the

current factory for 25 years from when it was built. The building has been extended

several times and the site is now at capacity. They have a further factory in
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Wadebridge, Cornwall.

7.43 In 2011 a building of 5,000 sqm was leased at Bardon Hill, Coalville to provide some

additional capacity, and that is now two thirds full. There is a need to expand further,

and historically that has happened every 5-10 years. The company is currently

looking at building over the car park, but the site abuts a railway embankment which

needs cutting back for this. The Council are assisting with negotiations with Network

Rail. Another option may have been a farm adjacent, but the owner will not sell. 3M

next door to them have not been approached as there is a belief that they would not

move, but this is not borne out through discussions with 3M (above).

7.44 The company did carry out a search for new premises around Loughborough in the

past few years but there was nothing suitable as they have a high power, eaves

heights and floor loading requirements.

7.45 The company employ 450 with 270 in Loughborough. Recruitment can be difficult

particularly skilled workers, and they have staff travelling for across the Midlands.

They are currently in discussions with staff working at Imperial Tobacco in

Nottingham as the plant there is due to close.

7.46 Access for staff is an issue, some cycle and roads have no cycle provision. Public

transport does not run when early and late shifts change at 6.00am and 10.00pm

Qualvis Printing
7.47 Qualvis print packaging for the food and cosmetic industry. They occupy a 1.8 ha site

and operate from 7,600 sqm, of which 4,000 sqm is warehousing. As the company

expands, it is considering outsourcing the warehousing off site. This will not only

create space but could save up to 40 per cent distribution costs. They have no plans

to move and recently negotiated a new 20 year lease with landlords Charles Street.

7.48 96 people are employed in the business with a number of temporary staff. With other

printing companies in the region, recruiting skilled staff is not a problem, although

staff do travel some distance, from Coventry and Birmingham. Automation has meant

a drop in staff. Up to a 30 per cent reduction, but no drop in productivity.

7.49 The location at Thurmaston is very good, with access to the major road network and

motorway. The local environment, including Watermead Nature Reserve is a benefit.
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Charles Street
7.50 A property investment company that has grown out of a civil engineering business.

They still develop and have built on the former engineering site at Thurmaston for

themselves, Costco and Qualvis. There is also a 3.4 ha site cleared and available for

development in the south. They have a further 20 ha to the rear but much is taken up

by a lake leaving possibly 4-6 ha.

7.51 The land will be for industrial development on a design and build basis. CSP will only

lease not sell. No current interest but it is not being marketed actively.

7.52 In its wider portfolio of 4 million sqft the company has property in Charnwood, mainly

industrial units. This lets reasonably well, but at low rents at present. The location is

seen as better than Leicester which has traffic and parking issues.

7.53 The company built 1,000 sqm of offices for themselves but only have 12 employees.

Unlikely to sublet.

Fisher Scientific
7.54 Occupy two sites at Meadow Lane Industrial Estate where the company manufacture

chemicals for the science industry. The company is a global provider of a wide range

of science goods.

7.55 The sites are operating at capacity, and in recent years £4.5million has been spent

on the plant. This has seen reconfiguration to maximise use.  Car parking is a

problem. They have a car based staff, and have 292 spaces, but sublet 80 spaces off

site. There is no on street parking locally. Public transport is poor to the area.

AstraZeneca had a subsidised bus service but this has not been replaced.

7.56 The company has an ongoing programme of change and rationalisation, but a review

in recent years ensured its future in Loughborough.

7.57 Site issues include flooding during heavy rain, poor mobile signal in parts of the site.

They have a sufficient power supply, but worry that if they release capacity now for

cost reasons, it may not be available in the future if an increased supply is needed.

Jayplas
7.58 Jayplas has bought the AstraZeneca site, totalling 30 ha and the group is developing

it as a science park. The operating company has occupied a 20,000 sqm building for

one of its plastic processing plants. The second site close by on Weldon Road is the
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commercial vehicle facility, running 46 lorries.

7.59 The main business is recycling plastics and they have a number of plants across the

East Midlands, Yorkshire and Humberside. Each will carry out a different function

processing different types of plastics. The HQ is in Corby and there is a sorting plant

in Mansfield. Raw product comes from local authorities, other waste collectors and

retailers (Jayplas collect all waste plastic from most of the supermarkets).

7.60 The company is continually looking for new space. It would expand in Charnwood, as

keeping plants close helps management, but the availability of the building will dictate

location. It needs height (7-8 metres) and a high voltage power supply. They are

unlikely to build new as price is prohibitive – Corby was bought for £2million for a

28,000 sqm building at £70.15/sqm.

7.61 The company employ 150 people locally, 20 in the plant, but that will double as

production extends to a 24/7 process. No real recruitment problems, but feel there is

a shortage of skilled engineers. The Council have been helpful with environmental

issues and planning.

Sustainable Urban Extensions/Garden Suburbs

Hawksmoor – North East Leicester SUE
7.62 Hawksmoor are project managers for the North East Leicester (Thurmaston) SUE. A

planning application for the site was submitted in December 2013 and is expected to

be considered by Planning Committee Members in September 2014.

7.63 The application is of a hybrid nature, seeking outline consent for the whole scheme

and full permission for the construction of the southern link road connecting in to

Sandhills Avenue including footpaths, cycleways, landscaping and associated

engineering works. The application is seeking consent for 4,500 homes, 13 ha of

employment land and:

 “A District Centre and two Local Centres (Use Classes A1-A5, B1(a), D1 and

D2) which will provide a range of shopping facilities (up to 17,000 sqm of A

Class uses including a foodstore of up to 4,500 sq m gross),services,

facilities, employment and convenience shops and facilities/services

 Education facilities including up to three primary schools and an 8 hectare

‘reserve site’ that could be developed for a secondary school should there be
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an on-site requirement

 Significant areas of open space including allotments, natural and semi natural

green space, amenity green spaces and facilities for children/young people

 Outdoor sports provision including playing pitches and tennis courts

 A reserve site for gypsies/travellers and show-people adjacent to the A607

Melton Road

 Associated infrastructure including footpaths, cycleways and a north-west link

road between Barkby Lane and the A607 with a bridge across the railway line

 Associated engineering, infrastructure and landscaping works, including

Sustainable Urban Drainage Systems.”

7.64 Development of the employment land will be for smaller B-Class premises, to be

marketed at local micro-mid-sized businesses. Initial estimates suggest that some

4,900 sqm of B1(a) offices, 3,900 sqm of B1(b) research and development, 19,500

sqm of B1(c) light industrial,5,500 sqm of B2 general industry and 8,000 sqm of

(smaller) B8 warehousing will be developed. A total of 41,800 sqm of space, which

will support an estimated 1,272 jobs.

7.65 In terms of non B-Class employment uses, the following outputs are identified:

 A1 Large foodstore (4,500 sqm) – 321 jobs

 A1-A5 Other shops, catering, services (15,500 sqm) – 969 jobs

 D1 Library, clinic, hall – 40 jobs

 C1 Hotel – 40 jobs

 C2 Care home – 50 jobs

 D1 Primary education – 150 jobs (plus a further 120 jobs if a secondary

school is provided)

 D2 Health/fitness – 50 jobs

 Open recreation – 20 jobs.

7.66 A maximum of 1,760 jobs could be generated from non B-Class uses in this

proposal. The net additional job generation of the proposed development is

estimated at 2,590 (or 2,120 FTE jobs). It will generate £110 million of GVA per year

for the Charnwood economy. A further 640 ‘spin-off’ jobs will be supported in local

services and other firms in the area. On this basis, the operational phase of the

proposed development is estimated to support, directly and indirectly, approximately

3,225 (2,760 FTE) net additional jobs in total within the local area.
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7.67 In terms of the local property market, the development will address local needs for

small to medium sized industrial units, particularly freehold requirements. Agents

estimate a likely land take-up rate of 1.5-2.0 ha/year of land for industrial

development could be achieved depending on market conditions. Demand for offices

is expected to be more limited, reflecting current plans to expand the existing

Watermead Business Park at Syston for a (primarily) office development. It is

therefore considered unlikely that the SUE would attract new office development of

greater than 2 ha.

7.68 Warehouse demand is likely to be limited, given the SUE’s comparative distance

from the M1 motorway and strategic road network. Any B8 uses developed will likely

serve the more local Leicestershire market and will likely be ancillary to the

operations of industrial occupiers rather than standalone logistics schemes.

7.69 No developers or housebuilders have been secured for the site to date.

Housebuilders in particular are awaiting planning consent before committing to the

scheme. A marketing scheme, to developers and potential occupiers will commence

from autumn 2014.

7.70 Development is anticipated to commence from late 2015/early 2016. It is intended

that some 3,750 homes will be delivered by the end of the plan period in 2028. It is

also intended that the bulk of the employment land will have been provided by this

point. However, as the 13 ha employment site will be delivered in the north of the

area, and cannot be brought forward until most of the road infrastructure is in place.

This means that employment land is unlikely to come forward until later in the plan

period. Employment uses in the Local Centre will be brought forward much more

rapidly.

7.71 Constraints in the area include topography issues and sites of environmental value.

However, the biggest issue is likely to be the high road infrastructure costs which will

have to be faced by developers in the early stages of the development process.

William Davis – West of Loughborough SUE
7.72 Developers William Davis are project managers for West of Loughborough SUE

project. In September 2014, William Davis and Persimmon Homes (North

Midlands) submitted an outline planning application for “3,200 dwellings; up to 16 ha

of employment land of B1/B2 and B8 uses; a mixed-use Community Hub of up to 4
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ha comprising a local convenience retail unit (2,000 sqm); up to 1,000 sqm of other

A1 retail, A2 financial and professional services, A3 food and drink, B1 business and

D1 uses, sites for Gypsy, Travellers and Travelling Showpeople provision totalling 1

ha; 2 primary schools up to 2 ha each; strategic open space including allotments;

access roads and new Strategic Link Road; open space/landscaping and associated

works; principal means of access; restoration of Garendon Park and assets.”

7.73 The main 16 ha employment area would be delivered in the north west of the area, in

four main blocks adjacent to the M1 carriageway, surrounding an existing sewage

farm and civic amenity site. Opening up this site for development is not anticipated

until after 2023, when a new Strategic Link Road between A512 and A6 will be

completed. After that time the employment land will be serviced in phases and

marketed. Part of the employment land will be served off the secondary road link to

Hathern Road from the Strategic Link Road.

7.74 Property agents Mather Jamie provided some initial market commentary in support of

the application. They argued that the land will be best suited to local

industrial/warehouse take up. They noted that while most take-up in key

Loughborough schemes has been for industrial units of 500-2,000 sqm and offices of

100-300 sqm, the largest two sites of the four employment land blocks may well offer

an opportunity for larger buildings 10,000- 40,000 sqm. These could accommodate

distribution warehouse uses, taking advantage of the motorway links or larger scale

development for one of the local industrial occupiers frustrated by the inability to

acquire new premises in the area. Given the proximity of Loughborough Science and

Enterprise Park, large scale office uses are not recommended.

7.75 Mather Jamie estimate that the 16 ha site could provide for some 62,000 sqm of

employment floorspace, of which half will be B8 space and the remainder mixture of

B1 and B2 space, although such a scheme will compete with other logistics locations

along the M1 Corridor.

Will Anthill Planning Consultants – Broadnook Garden Suburb
7.76 Will Antill are planning consultants for the Broadnook Garden Suburb (North of

Birstall) project. A Planning Performance Agreement is now in place and a planning

application is being prepared which will be the subject of public consultation in

September/October and submitted to the Council in October 2014.
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7.77 The application will be of a hybrid nature, seeking outline consent for the whole

scheme and full permission for detailed elements of housing design and layout which

are felt to be fundamental to the Garden Suburb concept. Reflecting emerging Local

Plan policy, the application will be for 1,650 homes, 13 ha of employment land and a

local centre.

7.78 It is envisaged that the employment land will be developed for a B1 business park,

including a significant element of high quality offices, smaller range of B1(c)/B2

industrial premises and some small scale B8 warehousing. The latter will be aimed at

local operators rather than larger logistics firms.

7.79 The employment concepts have been market tested with a number of local agents,

who have been very supportive of the proposals. They argue that while there are a

number of logistics and major industrial schemes, developed or proposed across the

County, Leicestershire lacks the high quality B1 business parks which are found

elsewhere in the Midlands. The site, prominently located off the A6 is considered to

be one of the most desirable in the Leicester PUA.

7.80 The design of the business park will be similar to the existing scheme at Birstall,

Interchange Leicester. Development will be for smaller and mid-sized properties

which are unlikely to exceed 1,000 sqm in size, delivered as a mix of speculative

development and design and build options.

7.81 Two regional housebuilders, Davidsons and Barwood are already engaged to deliver

high quality housing on the site. They may also deliver an element of the employment

uses. Other developers will be determined, possibly through a competitive tendering

process. The landowners (Palmer Tomkinson Trust, Leicester City Council and a

private family) are keen to secure development partners who are capable of

delivering high quality premises on the Garden Suburb.

7.82 Delivery of the scheme is slightly behind schedule. The Core Strategy Housing

Supply Trajectory envisaged the delivery of 50 dwellings in 2015/16. In practice, if

consent is achieved by mid-2015 then development will commence by the end of that

year, with housing completions and the opening up of employment land by spring

2016, including provision of access from the A6. Full delivery will be over a 10 year

programme, with the delivery of employment uses throughout that period.

7.83 Will Antill report no constraints on the land. Existing services and utilities have

capacity to meet the additional development, with some minor upgrading of the
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electrical network. The site is not in the flood plain and contains no high value

agricultural land.

Other Stakeholders

Loughborough University
7.84 Most of the recent take-up of premises at Loughborough Science and Enterprise

Park has been through the expansion and internal relocation of existing occupiers.

Loughborough University argue that this does not reflect a lack of demand from

external occupiers but rather the lack of new business premises in which such

occupiers could be accommodated. The developed Science Park presently has

63,000 sqm of developed floor space, which is 98 percent full, housing some 40

organisations. Rents are around £150/sqm and the Science Park has proved good at

retaining tenants over the long term.

7.85 The University has established demand for further space from a range of science

based businesses across the country, mostly organisations Loughborough University

has pre-existing research links with.

7.86 As indicated in Section 6.0, the University is currently seeking Reserved Matters

consent for a new 3,032 sqm Innovation Centre on 0.8 ha of land north of Oakwood

Drive and west of SportPark. If approved, the new Innovation Centre would

accommodate a mix of new tenants and existing occupiers (occupying 20-40 percent

of the space) who would be relocated from the present Charnwood Wing. The

Charnwood Wing would then be marketed to new occupiers who could potentially

make use of the specialist laboratory and research facilities available here.

7.87 New tenants for the Innovation Centre will be businesses in advanced technology

sectors and associated trades. Most will be established businesses rather than start-

ups but will be firms at an early stage of development, particularly companies

expanding from homeworking.

7.88 The remaining 7 ha of allocated land at Oakwood Drive is available as design and

build opportunities for larger firms. This will meet the requirements of larger firms

investing into the area and the University presently has one external requirement,

plus interest from an existing large occupier here. However, it will not meet the needs

of existing mid-sized occupiers who, for example, may be looking to move out of the

Innovation Centre into larger premises but do not have the capital or finance to invest
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in a new build property. The University is looking for an alternative development

model to satisfy the needs of these businesses, informed by the 2012 ‘Delivery of a

Science and Enterprise Park at Loughborough’, Phase 2 Report.

7.89 A further 24.5 ha of land to the west is now being marketed as inward investment

opportunities for larger firms. However, marketing has only recently begun on this

site and there is no interest to report yet. The University is awaiting the allocation of

this land in the emerging Local Plan before undertaking a more comprehensive

marketing campaign here.

7.90 Other land, which totals 77 ha (and includes the 24.5 ha) extending west to the M1

inevitably represents a longer term land supply. However, the University feels that

these sites could be taken up comparatively quickly if demand continues to improve

at the present rate. Wilson Bowden has an option on the land and has supported the

proposed Core Strategy allocation for the site as an extension to the Science and

Enterprise Park. However, any development on its part would be subject to

commercial considerations including B8 uses.

Yorkshire Biotec
7.91 Yorkshire Biotec has two main areas of operations, firstly the development of drug

delivery systems for existing pharmaceutical products to meet unmet medical need,

and secondly the provision of contract laboratory services. In Charnwood they are

providing management and marketing services for the Charnwood Biomedical

Campus on behalf of the owners Jayplas.

7.92 Yorkshire Biotec highlighted that Jayplas are retaining around 40 percent of the 28

ha area for a bottle cleaning and processing plant. The remaining site, which

provides some 80,421 sqm of office and laboratory space, in nine main buildings is

being marketed nationally and internationally to companies in the bioscience and

medical sectors.

7.93 Yorkshire Biotec report reasonable interest in the properties to date. Negotiations are

at an advanced stage with NHS Pathology, which is looking to occupy the 13,645

sqm Quorn Building (Building 21). Negotiations are also at an advanced stage with a

second international company and several other East Midlands businesses.

However, these discussions are confidential at this time.

7.94 Rents at the Biomedical Campus are around £100/sqm for general office space
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increasing to £300-£400/sqm for more specialist facilities. The Campus has benefited

from some £400 million major investment since 1996, specifically:

 The construction of a £42 million safety assessment laboratory in 1996

 A £31 million process R&D pilot plant in 1998

 A £34 million pharmaceutical and analytical laboratory facility in 1999

 £17 million on general infrastructure

 £45 million pharmaceutical development facility in 2001

 £11 million clinical building

 £16 million biology building in 2006.

7.95 Much of the east of the area has now been cleared or remodelled both to

accommodate the new Jayplas operations and to deliver further development land

near the junction of Bakewell road and Summerpool Road. There are no plans for the

development further office or laboratory facilities here, at least until existing space is

occupied. If land in the south west (part of Employment Site 52SW017:

Loughborough Industrial Park) is developed in the short/medium term it is likely to for

a hotel to enhance wider Campus operations.

Neighbouring Areas
7.96 Para 160 of the NPPF states that local planning authorities should have a clear

understanding of business needs within their local economic markets, by working

with county and neighbouring authorities to prepare and maintain a robust evidence

base about business needs and likely market changes.

7.97 Charnwood sits in the north of the County of Leicestershire. Its immediate

neighbours include North West Leicestershire and Hinckley and Bosworth to the

west, Blaby and Leicester City (along with Oadby and Wigston) to the south,

Harborough lies to the south east and Melton lies to the east. To the north is the

Nottinghamshire borough of Rushcliffe.

Leicestershire Authorities

Leicestershire County Council
7.98 In consultation, Leicestershire County Council wished to highlight some of the key

employment programmes which are currently under development at the County level.

In some cases these have been developed by the LEP rather than the County
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Council itself. Ongoing County-level research/strategies includes the LEP’s Enabling

Growth Plan and Logistics Sector study (See Section 2.0).

Leicester and Leicestershire City Deal

7.99 The City Deal was signed in March 2014, securing £16 million Government funding

that will create nearly 1500 jobs and unlock over £130 million of investment across

the County. Relevant projects include:

 £4 million for skills and employment including a new scheme for 16-24 year

olds to reduce youth unemployment by half by 2018, deliver 3,000 new

apprenticeships and 1,000 traineeships and work placements and a new

training scheme for young offenders

 £10 million to improve business support services focussing in particular on a

new Business Growth Hub service and small and medium enterprise grant

scheme set to create 744 new jobs.

 £2 million to support the expansion of Loughborough University Science and

Enterprise Parks which will create up to 755 new jobs and safeguard a further

400.

7.100 This will be supported through monies from the EU Structural Investment Fund for

Leicestershire, which will comprise some €126million for the programme period

2014-2020. Final sign-off on this programme from County partners is expected in

November 2014.

Enterprise Loan Fund

7.101 For 2014, the County Council has set up a £1 million programme in partnership with

Funding Circle, an online marketplace for business loans. This is known as the

Leicestershire Local Enterprise Fund. Investment of £4 million was achieved in

previous years

7.102 To be eligible, firms must have a minimum turnover of £100,000 and have been

trading for at least two years. Businesses can borrow between £5,000 and £1 million

and investors receive an average net return of 5.8 per cent.

Blaby
7.103 The District Local Plan (Core Strategy) has been the subject of public examination,

and was found to be sound. It was adopted in February 2013. The Council is now

gathering evidence for a Local Plan Delivery DPD.
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7.104 BE Group completed the Blaby Employment Land Study refresh in November 2011.

This updated the 2006 Blaby District Employment Study also undertaken by BE

Group.  The refresh was commissioned to underpin and inform Blaby’s Local

Development Framework and analyse employment land demand, supply and need to

2029.  This reflected a Council decision that the Core Strategy and Allocations

Document should provide 15 years of allocations from the date of adoption.

7.105 The economy of Blaby is strongly dependent on links to surrounding areas, with

around 57 percent of the economically active population working outside the District.

Around half of these commute into Leicester.  5 percent of the economically active

population, in employment, commute to employment in Charnwood.

7.106 At March 2014 the District’s headline supply of employment land comprised four

main sites, totalling 69.61 ha (gross):

 Glenfield Park, Glenfield – Housing development here is now underway.

Outline consent was obtained, at appeal in 2011, for 30 ha of employment

land (25 ha net). The mix of employment uses will be determined at Reserved

Matters stage, but it is likely to be a primarily logistics site

 The District Council has granted outline consent for a 21 ha Strategic

Employment Site at Enderby, as part of the New Lubbesthorpe SUE.  Again

this will primarily be 21 ha B8 logistics site. A further 2.37 ha of employment

uses will be delivered within the District and Local Centres as well as a 7,100

sqm serviced business centre close to the existing Meridian Business Park.

The employment uses will be delivered in phased stages over the next 15

years, subject to individual reserved matters consents

 Everards Brewery has outline consent (subject to a S.106 agreement) to

develop a 4.8 ha site at Enderby, relating to the construction of a brewery,

visitor centre, food and drink preparation units (with retail trade counters),

restaurants and a public house.  This would see over 13,000 sqm of new

floorspace, of which over half (6926 sqm) would represent B1 and B2

floorspace

 Further employment land is also available at Enderby Substation.

7.107 These strategic schemes will allow Blaby to play a stronger role in the sub-regional

and regional market (capitalising on its M1/M69 motorway links), and to help address
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land shortages in Leicester City.

Harborough
7.108 Harborough has an adopted Core Strategy and is in the process of undertaking Site

Allocations documents, informed by a Call for Sites. The Leicester and Leicestershire

HMA Employment Land Study (2013) shows demand for 19.90 ha of industrial land,

40.90 ha of warehousing land and 11,000 sqm of offices. The realistic industrial

supply is 11.7 ha, while 58,130 sqm of offices is available.

7.109 There is only 2.85 ha of warehousing land, leading to a shortfall of 38.1 ha. However,

this must be set in the context of the 700,000 sqm of relatively modern strategic

distribution premises which exists at Magna Park. As well as the 894,741 sqm under

construction or proposed at DIRFT in nearby Daventry.

7.110 In contrast to other parts of Leicestershire, no Strategic Employment Sites or SUEs

are proposed in Harborough. However a strategic development area is proposed to

the north west of Market Harborough. This is linked to the 5.2 ha Airfield Farm

employment site, which could be extended, if necessary.

7.111 The majority of Harborough’s key employment areas are located around Market

Harborough and Lutterworth. This includes the 200 ha Magna Park. Europe's largest

dedicated distribution park, Magna Park is largely full, bar one remaining plot,

providing some 700,000 sqm of warehouse and distribution space. It presently

accommodates 28 major distribution operators including Asda, Nissan, Toyota,

Argos, DHL and Lidl. The owners are seeking to further expand Magna Park into the

surrounding countryside, however, that growth is not supported by the Council at

present. Harborough Council are awaiting the findings of the Strategic Distribution

Study before making any final decisions.

7.112 Any further large employment land allocations will also be focused around the two

towns. The Council is now looking to grade and rank its employment areas,

identifying locations to receive special protection in planning policy.

7.113 Harborough is not felt to have particularly strong economic links with Charnwood.

Certainly the travel to work flows, as of the 2011 Census, were modest with 641

Harborough residents commuting into Charnwood and 820 Charnwood residents

working in Harborough. However both Boroughs do sit along the M1 Corridor and
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any further growth in logistics accommodation at Magna Park will impact on need

further north in west Leicestershire.

Hinckley and Bosworth
7.114 BE Group completed an Employment Land Study for Hinckley and Bosworth

Borough Council in 2013. This indicates that the Borough has 98.56 ha of

employment land made up of 11 sites. However, 93 percent of this resource

comprises just four sites – MIRA Technology Park Enterprise Zone; Nailstone

Colliery; Hinckley Commercial Park and Neovia’s land at Desford. Most of this land is

in Hinckley or along the A5 Corridor. There is only a modest supply in the smaller

eastern settlements which border Charnwood, such as Markfield, Ratby or Groby. An

additional 53.20 ha is required based on past take-up rates of 3.80 ha/year between

1996/97 and 2011/12.

7.115 The Leicester and Leicestershire HMA Employment Land Study indicates that

Hinckley and Bosworth has a supply of some 19.7 ha of industrial land, 13.19 ha of

warehousing land and 3,870 sqm of offices. Hinckley and Bosworth needs 12.9 ha of

industrial land, 3.50 ha of warehousing land and 11,800 sqm of offices.

7.116 In addition to the identified headline supply (98.56 ha) additional employment land is

proposed in the Borough’s two SUEs. There is 6.5 ha proposed to the west of

Barwell and 4.9 ha to the south of Earl Shilton. These two sites will add another 11.4

ha of employment land.

7.117 In Barwell, a consortium of developers, including Taylor Wimpey, Ainscough

Strategic Land and Barwood, have secured outline consent (subject to agreement on

s section 106)  to bring forward the SUE. If approved, this would allow the delivery of

up to 24,800 sqm of B2 and B8 accommodation, on a 6.5 ha site immediately west of

Barwell Industrial Estate. This employment floorspace would be delivered over the 12

year lifetime of the SUE, with development commencing in 2014/15 and completing

by 2026. Proposals in Earl Shilton are less advanced, but a similar planning

application (incorporating 4.9 ha of employment land) is expected shortly.

7.118 However, the Earl Shilton and Barwell Employment Land Assessment (2010)

indicates that demand for employment premises in the two SUEs will be limited to

local firms. In particular, the road network (even with the new A47 bypass at Earl

Shilton) lacks the strategic links which might attract large distribution occupiers. Also
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neither settlement has an established office market, with demand being limited to

small suites of up to 300 sqm.

7.119 Following these recommendations, the Borough Council has determined that

employment land in the SUEs will no longer have a strategic role in the Borough.

Rather the smaller employment allocations will meet local needs.

7.120 The focus for the delivery of strategic employment land will be the Motor Industry

Research Association (MIRA) facility on the A5. MIRA was awarded Enterprise Zone

status in August 2011 and subsequently secured a £19.5 million Regional Growth

Fund Grant. This will be used to support the development of the 132,716 sqm MIRA

Technology Park, including the renewal of existing facilities, a hotel and retail

services as well as off-site infrastructure improvements. As MIRA will cater to

specialist automotive businesses, it will not directly compete with property schemes

in Blaby.

7.121 In 2011, 1,442 Hinckley and Bosworth residents commuted into Charnwood while

1,120 commuted from Charnwood into Hinckley and Bosworth. Key influences on

Charnwood’s land and property market include Hinckley Commercial Park,

Harrowbrook Industrial Estate and Hinckley Fields Industrial Estate. All are likely to

provide some employment for Blaby. Hinckley Commercial Park is a 20.8 ha

warehouse and distribution site on the A5.  It is the District’s premier employment

area and provides good quality warehousing properties to occupiers such as

Johnson Apparelmaster. A 17.63 ha extension is proposed on land to the north, to be

delivered as part of a mixed-use scheme. The housing elements of that scheme

(Sketchley Meadows) are under construction.

7.122 Other major employment areas in the Borough include Harrowbrook Industrial Estate

(37.12 ha) on the A5 and Hinckley Fields Industrial Estate (12.98 ha) to the north of

Hinckley. These are large, established, industrial estates (Hinckley Fields also has a

number of self contained offices) with little available land.

7.123 Most other employment areas in Hinckley and Bosworth are small (less than 30

units) and cater primarily for local needs. However, Hinckley and Bosworth has a

number of large employers which will draw some labour from Charnwood. These

include Triumph Motorcycles and a Tesco distribution centre at Hinckley and

Caterpillar at Desford.



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 157

Leicester
7.124 BE Group completed the City’s most recent employment land study, in January 2006.

Key findings of this study were:

 The lack of readily available employment land in accessible locations was a

major issue.  Just over 51 ha were available, although up to half already had

potential occupiers.  After adjustment and expected short-term take-up, the

land supply could reduce to as little as 16.33 ha

 Based on historic take-up rates the City has a shortage of employment land

for B1 industrial, B2 and B8 uses to 2016.  About 55 ha was required for this

period

 The well-located sites on the periphery of the City are subject to intense

demand, and likely to be developed in the short term, leaving the smaller,

poor quality in-fill sites for the medium term

 The study did not directly address office demand as it was assumed this

would be catered for through the regeneration of the City Centre and

development of the New Business Quarter

 Future land needs reflect the approximately 30 ha generated by Leicester

Regeneration Company’s planned relocation of companies to be displaced by

its regeneration projects.

7.125 The report recommended that Leicester City needed to allocate a further 62.5 ha of

employment land for the period to 2016.  More land needed to be allocated close to

the outer ring road, reinforcing established locations such as Braunstone Frith

Industrial Estate, Bursom Business Park, Troon Industrial Estate.

7.126 It was also noted that there has to be strategic cross-border co-operation to allocate

sufficient employment land outside the City’s boundaries to allow Leicester to grow.

7.127 The City Council planners advise that there has been little change in terms of the

development of employment land since the study was completed.  Planning

permission was granted for employment uses on the City Council’s land at Ashton

Green, Beaumont Leys, part of the wider SUE, in 2011.  However, that 5 ha site was

purchased by Samworth Brothers in 2012. Construction is now underway for a

10,000 sqm food production and warehousing facility which will take-up the entirety

of the land. The Core Strategy proposes an allocation of up to 10 ha here, so

potentially another 5 ha could be made available over the lifetime of the SUE.
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7.128 Leicester’s land supply shortfall has been most recently defined in the 2013 Leicester

and Leicestershire Housing Market Area Employment Land Study.  This report

forecasts demand to 2031 for 52,500 sqm of offices; 51.50 ha of industrial land and

19.20 ha of strategic warehousing land.  It comments that set against the supply

there is a small shortfall in the planned provision for offices (some 7,600 sqm), but

substantial shortfalls in the provision of industrial use land (32.16 ha) and strategic

warehousing land (19.20 ha).  The report states the industrial and strategic

warehousing land deficits will need to be accommodated elsewhere within the HMA.

Inevitably schemes within the Leicester PUA will have the strongest role in meeting

this shortfall, including the North East Leicester SUE, Broadnook Garden Suburb and

Watermead Direction of Growth.

7.129 The City’s Core Strategy was approved in 2010, a revised version was adopted in

July 2014 with revised employment policies which indicated the following:

 “At least 50,000 sqm of new grade ‘A’ office development will be provided in

the City Centre. The Office Market Review (2012) identified the need to

upgrade the office stock, by either redevelopment, or refurbishment of offices

capable of meeting occupier requirements for flexible and energy efficient

working environments”

 The Council will promote small offices between 100 and 1,000 sqm in the City

Centre at Waterside and St. George’s and within the existing professional

office area between New Walk and the Cathedral

 Small offices will be allowed between 100 and 1,000 sqm outside the City

Centre in local and District Centres, or where they extend existing offices or

where they are part of a mixed use scheme, including a Business Centre

(B1(a)) at Ashton Green, as part of the village Centre.

 Land will be retained within the Abbey Meadows Science and Innovation Park

for research, development and technology based business, an Innovation

Centre Building (of which Phase I is now complete) and Associated Research

Institutes.

7.130 Council is now proceeding to develop a new Local Plan. An Issues and Options

Paper for this plan is expected by the end of the year.

Melton
7.131 The Leicester and Leicestershire HMA Employment Land Study shows demand for
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7.30 ha of industrial land and 4,000 sqm of offices. No warehousing land is required.

Measured against supply there is a surplus of both offices (3,700 sqm) and industrial

land (7.80 ha).

7.132 The Melton Core Strategy originally proposed some 30 ha of employment land, all to

the west of Melton Mowbray. The Core Strategy went to Public Inquiry in

February/March 2013, where it was found to be unsound (primarily due to issues with

housing supply figures). Melton Council have since withdrawn the strategy and have

commenced work on the new Melton Local Plan. The Council cannot say, at this

time, what level of employment land provision this will include.

7.133 Melton Council argue that Melton Mowbray is economically fairly self contained, with

only modest links to neighbouring Boroughs. However, there will be some overlaps

along the A607 as it passes through Rearsby, East Goscote, Syston and Thurmaston

on the way into Leicester. Melton Mowbray has a particular strength in food

production, with major occupiers including Samworth Brothers and Mars Pedigree

Pet Foods.

7.134 Melton is a net exporter of labour to Charnwood. 1,454 Melton residents travelled into

Charnwood to work while 1,004 Charnwood residents commuted into Melton.

7.135 Schemes in the eastern settlements of Charnwood will have catchment areas which

extend in to western Melton. Within Melton, the former MoD depot at Old Dalby has

now been redeveloped as Old Dalby Business Park. This provides some 16 ha of

industrial and office premises in a rural location in the west of the Borough, with a

catchment area that extends into Charnwood.

North West Leicestershire
7.136 As with Melton, North West Leicestershire has now withdrawn its Core Strategy, in

October 2013, following concerns over housing provision. A new Local Plan is under

development, with an initial draft expected within a year.

7.137 Previous employment land research (a Employment Land Topic Paper completed in

2012) concluded that North West Leicestershire has sufficient industrial land to meet

demand between 2006 and 2031 (indeed a 11 ha oversupply was indicated).

However, the District has a significant need for warehousing (125 ha) and

industrial/warehousing (113 ha) land. 21 ha of (out of town) office land is also

needed. In response to this, North West Leicestershire District Council was looking to
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provide new employment allocations in the Coalville and Bardon areas.  However, it

is not yet clear if these will be taken forward in the new Local Plan.

7.138 The Leicester and Leicestershire HMA Employment Land Study indicates that North

West Leicestershire has a supply of some 24.46 ha of industrial land, 153.49 ha of

warehousing land and 7,500 sqm of offices. North West Leicestershire needs 35.5 ha

of industrial land, 51.90 ha of warehousing land and 31,900 sqm of offices.

7.139 In 2011, 3,650 North West Leicestershire residents commuted into Charnwood while

3,263 commuted from Charnwood into North West Leicestershire.

7.140 Major local office schemes include Pegasus Business Park, Ashby Business Park

and Boundary Court. All three schemes are in the north of the District and focus on

the Derby/Nottingham property market. Industrial and warehouse provision is also

focused in the north, at Castle Donington and Ashby-de-la-Zouch. This includes a 40

ha regional strategic distribution site at the former Castle Donington Power Station

(East Midlands Distribution Centre).

7.141 The East Midlands Distribution Centre site is now home to a 93,000 sqm regional

distribution centre for Marks and Spencer, employing 1,000 people. This is one of

four large distribution centres, to be developed around the UK, which will replace the

company’s 110 smaller existing warehouses.

7.142 However, by far the most significant development proposal in North West

Leicestershire at present is the proposed Strategic Rail Freight Interchange (East

Midlands Gateway) on a site north of East Midlands Airport, close to junction 24, M1.

The site is being promoted by, and would be developed by, Roxhill Developments.

7.143 A Nationally Significant Infrastructure Project, the East Midlands Gateway requires

an application for a Development Consent Order to be prepared. This will be

submitted to the National Infrastructure Directorate of the Planning Inspectorate

shortly. Proposals will include:

 557,414 sqm of new distribution and storage buildings, employing some

7,000 people

 A new rail line connecting the freight terminal to the Nottingham to

Birmingham freight only line
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 New road works and improvements to the existing road infrastructure,

including to M1 junction 24, and a new bypass south of Kegworth from the A6

trunk road.

7.144 Located some 7 km north of Loughborough, the scheme will inevitably have

significant economic impacts on Charnwood. Overall, the East Midlands Gateway is

expected to generate £267 million in additional GVA for relevant parts of

Leicestershire, Derbyshire and Nottinghamshire. It will also have traffic impacts on

the M1 as it passes through Charnwood. Inevitably, East Midlands Gateway will also

impact on demand for logistics premises in the M1 Corridor, particularly when

considered alongside other proposed and existing schemes in Blaby, Hinckley,

Harborough and Daventry.

Oadby and Wigston
7.145 Oadby and Wigston’s Core Strategy was adopted in September 2010. This did not

set any targets for new employment land, but rather indicated that 2.5 ha of land was

required to replace land lost to alternative uses over the period to 2026.

7.146 Oadby and Wigston is a small suburban local authority which falls within the market

of the wider Leicester PUA. Most in and out-commuting is to and from the city. Only

699 Oadby and Wigston residents commuted to Charnwood in 2011 while 825

Charnwood residents commuted to Oadby and Wigston.

7.147 The Leicester and Leicestershire HMA Employment Land Study (2012) shows

demand for 7.20 ha of industrial land and 5,200 sqm of offices. The realistic industrial

supply is 3.0 ha, while 12,500 sqm of offices is available. There are no large

employment development proposals in Oadby and Wigston at present, rather the

Borough has seen several large employers leave or close down, notably R F Brooks

in South Wigston.

Nottinghamshire Authorities

Rushcliffe
7.148 Rushcliffe has recently completed its Examination in Public in the Core Strategy. The

Council is now undertaking minor changes to the Strategy as a result of the

Inspector’s comments. Rushcliffe Council will then proceed with a Part II Strategy

that would look at site allocations in the smaller settlements.
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7.149 Employment land in Rushcliffe will be provided through a number of strategic

allocations, which are located in the north of the Borough and will generally serve the

Nottinghamshire market. These include:

 A SUE to the South of Clifton providing around 20 ha of B1(a) B2 and B8

employment land (an outline planning application has already been submitted

here)

 The provision of around 15.5 ha of employment land on land to the North of

Bingham

 The provision of around 4.5 ha of employment through the redevelopment

and regeneration of the former Cotgrave Colliery. Some 450 homes are

already under development here.

 The re-use of the existing hangars at former RAF Newton and the provision of

a further 6.5 ha (15 ha in total). Development here has planning consent and

will also provide 500 homes and 50 live-work units.

7.150 However, there are also a number of large employers in the rural south of the

Borough who are likely to draw labour from Charnwood. These include:

 The University of Nottingham’s Agricultural College at Sutton Bonington

 The British Gypsum HQ at East Leake which, in addition to an active mine,

includes facilities for research and development. Land is available here to

accommodate a number of high technology industries, complimenting

Loughborough Science Park

 The British Geological Survey HQ at Keyworth

 Ratcliffe on Soar Power Station, an E.On facility which includes research and

development facilities, again with scope for growth.

7.151 The largest business park in the south is at Ruddington, which includes a training

centre for Volkswagen. Stamford Hall, close to Loughborough is now proposed as a

medical facility, the National Rehabilitation Unit, which will employ some 100 medical

staff.

Summary
7.152 Nine major public sector organisations including all the other local authorities of

Leicestershire, four other key organisations and 16 key businesses/landowners were

consulted on a one to one basis as part of the study.
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7.153 Consultations with a sample of the larger businesses in the Borough suggest a

strong desire for further growth. Half of the 16 businesses expressed their desire to

expand in the future, although only one (Interserve Construction) has scope to do so

entirely within its current site.  Furthermore several voiced the opinion that finding

suitable premises within Charnwood will be challenging.

7.154 A planning application for the North East Leicester SUE was submitted in December

2013 and is expected to be considered by Planning Committee Members in

September 2014.  A maximum of 1,760 jobs could be generated from non B-Class

uses in this proposal. B1/B2/B8 development will address local needs for small to

medium sized industrial units, particularly freehold requirements. Agents estimate a

likely land take-up rate of.1.5-2.0 ha/year of land for industrial development could be

achieved depending on market conditions.

7.155 No developers or housebuilders have been secured for the site to date.

Housebuilders in particular are awaiting planning consent before committing to the

scheme. Development is anticipated to commence from late 2015/early 2016, but

delivery of the 13 ha is only likely later in the Plan period.

7.156 Plans for the West of Loughborough SUE have now been submitted for outline

consent and include 16 ha of employment land in the north west. That 16 ha could

provide for some 62,000 sqm of employment floorspace, of which half will be B8

space and the remainder mixture of B1 and B2 space.

7.157 A planning application for the Broadnook Garden Suburb will be submitted to the

Council in October 2014. Reflecting emerging Local Plan policy, the application will

be for 1,650 homes, 13 ha of employment land and a local centre.

7.158 It is envisaged that the employment land will be developed for a B1 business park,

including a significant element of high quality offices, smaller range of B1(c)/B2

industrial premises and some small scale B8 warehousing. Local agents argue that

while there are a number of logistics and major industrial schemes, developed or

proposed across the County, Leicestershire lacks the high quality B1 business parks

which are found elsewhere in the Midlands.

7.159 Most of the recent take-up of premises at Loughborough Science and Enterprise

Park has been through the expansion and internal relocation of existing occupiers.
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Loughborough University argue that this does not reflect a lack of demand from

external occupiers but rather the lack of new business premises in which such

occupiers could be accommodated. The University has established demand for

further space from a range of science based businesses across the country, mostly

organisations Loughborough University has pre-existing research links with.

7.160 Wilson Bowden has an option on the 77 ha of expansion land and has supported the

proposed Core Strategy allocation for the site as an extension to the Science and

Enterprise Park. However, any development on its part would be subject to

commercial considerations and in consultations Wilson Bowden has suggested that

the strongest demand is for logistics uses over science and technology options.

7.161 Yorkshire Biotec are providing management and marketing services for the

Charnwood Biomedical Campus on behalf of the owners Jayplas. Jayplas are

retaining around 40 percent of the 28 ha area for a bottle cleaning and processing

plant. The remaining site is being marketed nationally and internationally to

companies in the bioscience and medical sectors.

7.162 Yorkshire Biotec report reasonable interest in the properties to date. Negotiations are

at an advanced stage with NHS Pathology, who is looking to occupy the 13,645 sqm

Quorn Building (Building 21). Negotiations are also at an advanced stage with a

second international company and several other East Midlands businesses.

7.163 With the exception of Leicester City, all of the local authorities which neighbour

Charnwood feel they are able to meet these needs on land within their own local

authority area boundaries.  Leicester has a significant, and long established,

shortage of employment land and will be looking for support from its neighbours,

particularly Charnwood. The City’s need for industrial land has, if anything, grown

stronger in recent years as at least half of the Ashton Green site will now be

developed by a single occupier – Samworth Brothers.

7.164 Another point to note is the scale of the logistics accommodation which already exists

and is likely to be brought forward along the M1 Corridor over the medium and long

term. This will include:

 21 ha at New Lubbesthorpe and 25 ha Glenfield Park, Blaby

 At 200 ha Magna Park, Harborough is already Europe's largest dedicated

distribution park and may grow further.
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 A 17.63 ha extension to the 20.8 ha Hinckley Commercial Park is proposed

on land to the north, to be delivered as part of a mixed-use scheme

 The East Midlands Distribution Centre, North West Leicestershire is now

home to a 93,000 sqm regional distribution centre for Marks and Spencer,

7.165 However, by far the most significant development proposal in North West

Leicestershire at present is the proposed Strategic Rail Freight Interchange (East

Midlands Gateway) on a site north of East Midlands Airport, close to junction 24, M1.

This will provide 557,414 sqm of new distribution and storage buildings, some 7 km

north of Loughborough. Combined with a further 894,741 sqm under construction or

proposed at DIRFT in nearby Daventry, the scale of proposals is likely to draw

demand for logistics uses away from Charnwood.
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8.0 GROWTH FORECASTS

Introduction
8.1 Planning Practice Guidance states that the assessment of future land needs should

be determined by looking at both past trends and future forecasting methods. This

section explains the methodology we have used to take account of PPG. That

methodology uses three models to assess land needs.  None provide a definitive

answer, but they are influences to be understood. They must also be considered in

light of the market overview undertaken as part of this study  The three models are:

 Historic land take-up forecast

 Employment based forecast

 Labour supply forecast.

8.2 Forecasts are based on data commissioned for this study from Experian.  As such

they represent up to date forecasts that reflect the impact of the recent recession,

and the recent improvement of the economy.

8.3 For each model we have commented upon the implications in terms of the volume of

land required.  Historic take-up is a direct comparison of land developed, whereas

forecast data must be translated from jobs numbers to land. This is achieved through

estimating the number of employees likely to be employed on a per floorspace basis,

and that floorspace in turn is translated to a rate per ha.   Job related densities used

equate to those identified in the Homes and Communities Agency and OFFPAT

(Office of Project and Programme Advice and Training) Employment Densities Guide

2nd Edition, published in 2010. Floorspace to land ratios are based on our

experience of development requirements, and are in line with industry accepted

norms.

Model 1: Historic Land Take-Up
8.4 Employment land take-up is recorded by the Borough Council.  In Table 50 a

schedule of completions between 1996 and 2013 is shown.  The 60.07 ha of land

developed over this period equates to an annual average take-up of 3.53 ha/year.

The period 1996 to 2001 is a global figure only whereas beyond that date annual

figures are provided from the Council’s Annual Monitoring Reports.
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Table 50 – Employment Land Take-Up 1996-2012

Completion Period Total (ha)

1996-2001 28.50

2001-2002 5.21

2002-2003 1.77

2003-2004 4.36

2004-2005 9.6

2005-2006 1.60

2006-2007 0.0

2007-2008 0.53

2008-2009 0.0

2009-2010 1.80

2010-2011 5.11

2011-2012 1.52

2012-2013 0.07

Total 60.07
Source: CBC, 2014

8.5 Analysis reveals an annual average take-up of 3.53 ha since 1996, based on the

60.07 ha total. If the figures are taken from 2001, when annual returns have been

recorded the figure drops to 2.63 ha/year based on a total of 31.57 ha over the past

12 years. When the most recent five years are taken, a period that has experienced

economic recession, annual take up reduces to 1.70 ha/year.

8.6 The Annual Monitoring Reports do not give a breakdown of land by use class.

Instead, the Report provides the amount of floorspace completed during each year.

From these figures it is possible to provide an approximation of the land developed

for each use class (Table 51). The figures do not directly correlate to land take-up as

development may be spread over a period of time and the data records building

completion. The breakdown of data is only provided from 2005.

Table 51 – Estimation of land by Use Class

YEAR B1
Office

B1
Land B1(c)/B2 B1(c)/B2

Land B8 B8
Land

2004-2005 3,430 0.88 146 0.04 1,827 0.47

2005-2006 1,982 0.51 20,391 5.23 28,984 7.43

2006-2007 273 0.07 315 0.08 3,774 0.97
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YEAR B1
Office

B1
Land B1(c)/B2 B1(c)/B2

Land B8 B8
Land

2007-2008 6,632 1.70 3,333 0.85 8,686 2.23

2008-2009 708 0.18 1,313 0.34 -677 0.17

2009-2010 2,140 0.55 -1,396 -0.36 3,272 0.84

2010-2011 3,779 0.97 4,538 1.16 510 0.13

2011-2012 1,916 0.49 3,561 0.91 282 0.07

2012-2013 1,579 0.40 6,569 1.68 0 0.00

Total 22,439 5.75 38,770 9.93 46,658 12.31
Source: CBC, 2014

8.7 The breakdown shows that 107,876 sqm of net floorspace has been completed which

equates to approximately 28 ha of land, assuming a density of 3,900 sqm/ha. The

greatest take-up over the eight year period has been for industrial land equating to

around 22.24 ha. Around 55 percent of this take-up was for distribution, the rest for

B1(c)/B2 industrial uses. B1 office and research and development accounted for

20.5 percent of the total land take.

8.8 Application of the long term take-up figure suggests Charnwood would need 49.42 ha

to cater for an expected annual take-up of 3.53 ha for the next 14 years (to the end of

the Local Plan period, 2028). Applying the more recent figures, taken from annual

monitoring, the figure drops to 36.82. Following the recent trend shown by the

development completions, this would be an 80:20 split between B2/B8 land and office

land.

8.9 The Borough should have a buffer of five years supply to reflect a choice of sites by

size, quality and location and to provide a continuum of supply beyond the end of the

Plan period.  Based on the historic take-up trend this would increase land supply

need to 67.07 ha.

8.10 At 31st March 2014 there was 54.27 ha of available land in the Borough (Section

6.0), which suggest the Council needs to find an additional 12.80 ha to match historic

trends. However, as noted in Section 6.0, for a variety of reasons, the supply

position could be reduced to 25.70 ha. This could require the Council finding a further

41.37 ha to 2028.

8.11 As the figures in Table 50 illustrate, the short term trend has seen a reduced annual
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take-up average, during a period of economic recession.  Were this short term trend

(1.7 ha) to be applied Charnwood would require 23.8 ha to the end of the Local Plan

period, plus a five year buffer of 8.5 ha.  This compares with the current headline

availability of 54.27 ha and a more realistic availability of 25.70 ha, suggesting no

further employment land allocations are required beyond those already established.

However, this reflects employment land take up during a period of recession and

does not account for an improving economy, as has been seen over the last 18

months.

Model 2: Employment Based Forecast
8.12 This scenario uses as its base the Experian Forecasts referred to above.  The

forecasts project employment change through to 2028 and include annual

employment figures for the Borough from 1991.  Thus both historic trends can be

compared with the land take-up over the recent past and employment growth can be

forecast for the current Plan period.

8.13 The forecasts break down employment to the level of 12 industry sectors, although

not all are relevant to this Employment Land Review.  It should be noted that for this

model the forecasts reflect “policy off”, a non-intervention scenario, in that no account

is taken of any planned or emerging investment programmes or strategies in

Charnwood.

8.14 Experian’s baseline indicates that whilst Charnwood’s employment has been

impacted by the recent recession, the economy is now starting to grow again in a

number of sectors.

Table 52 – Employment Change by Employee Numbers 2014-2028

Sector Jobs Total Change Jobs Change (percent)

Agriculture -30 -6.3

Mining -170 -250

Manufacturing -1,980 -33.70

Utilities 20 5.7

Construction 590 21.30

Wholesale and retail 1,600 14.75

Transport 320 16.58

Accommodation/Foodservices 1,030 22.29

ICT 250 24.5
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Sector Jobs Total Change Jobs Change (percent)

Finance and Insurance 110 25.0

Professional and other services 2,590 21.30

Public services 3,050 18.83

Net growth/decline 7,380 18.27
Source: Experian, 2014

8.15 Over the Plan period total employment is forecast to increase by 7,380 jobs,

equivalent to a rise of 18.27 percent from 2014. This is a net increase, as during the

period 9 of the 12 sectors are predicted to grow, producing 9,560 jobs, but three

sectors, agriculture, mining and manufacturing and are forecast to see a reduction in

jobs numbers totalling 2180. By far the largest employment decrease will be in the

manufacturing sector. This partly reflects the shrinking manufacturing base nationally,

but also the changing nature of the sector, with increased automation.

8.16 The highest growth sectors, of direct relevance to this study, are construction and the

office based sectors of ICT, finance and insurance and notably, professional services

and public services (with growth likely to be in education and health, rather than

general public administration, which may reduce in line with current national

government policy).

8.17 To put this into context, growth in the wider economy is considered through the

change in Gross Added Value (GVA). This measures the contribution to the economy

of each individual sector (Table 53).

Table 53 - GVA change by sector 2014-2028

Sector GVA Change
(£millions)

GVA Change (percent)

Agriculture 17.5 50.40

Mining 0.2 2.89

Manufacturing 45.8 17.04

Utilities 12.2 23.60

Construction 73.8 50.54

Wholesale and retail 168.5 48.73

Transport 19.1 34.85

Accommodation/Foodservices 45.3 52.61
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ICT 24.3 51.27

Finance and Insurance 21.5 55.84

Professional and other

services

236.2 44.59

Public services 110.8 25.64

Total 775.2 34.47
Source: Experian, 2014

8.18 Total GVA change during the period 2014 to 2028 is set to increase by £775 million.

This represents a 34.5 percent increase for the period. The manufacturing sector is

predicted to see a change representing an increase of £45.8million from the 2014

level, or 17.04 per cent over the period. In line with employment change the office

based sectors of ICT, finance and insurance and professional and other services,

along with construction are showing the greatest growth. Transport and storage also

will see significant growth.

8.19 In terms of future employment land requirements, only certain sectors will translate

jobs into a requirement for employment land. The model assesses what percentage

of jobs in each sector translate to floorspace. For example in transport and storage a

percentage of jobs will be warehouse based, whilst the remainder will be drivers.

Thus this model is likely to be affected by a number of key factors:

 The future mix of activities in respect of office, manufacturing and

warehousing employment within different sectors.  It is not possible to predict

the impact of evolving technical change over the Local Plan period, and we

have therefore assumed that this mix will not change over the period

 The percentage of employees in each sector that will translate to floorspace

The proportion of people in each industry sector that occupy B1, B2 or B8

space conforms to those ratios used in other studies and accepted in

comparable locations and are sourced from the  South East Regional

Planning Conference’s ‘The Use of Business Space’

 The average space each employee occupies – the employment density.  We

have assumed no variation in the density rates through to 2028 and  have

used those densities identified in the HCA 2010 published Employment

Densities Guide 2nd Edition

 The average development floorspace per ha for office, manufacturing and

warehousing activities.  We have applied the uniform amount of 3,900 sqm
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per ha

8.20 These assumptions are summarised in Table 54.

Table 54 – Model Assumptions

Employees
Industry
Sector

Percentage
Occupying  B1, B2,

B8 Floorspace,
percent

Floorspace
per person,

sqm

Other Comments

Agriculture 5 12 Managerial, admin
Manufacturing 100 47 Higher density reflects largely

B2;a lower density can be
applied to B1 light industry

Utilities 26 12 Managerial, admin
Construction 26 12 Managerial, admin
Distribution 48 70 Warehouses, offices-non large

scale/high bay facilities
Transport 48 70 Warehouses, offices-non large

scale/high bay facilities
Financial &
Business

100 12

Government &
Other Services

22 12 Local Government, Public
Administration

Source: SERPLAN and HCA, 2010

8.21 Therefore, the net job figure for each sector is adjusted to reflect the proportion

occupying “B” floorspace. That figure is then multiplied by the floorspace per person

to give total floorspace for each sector. Finally that can be translated to a land

requirement per ha.

8.22 Application of these assumptions suggests the following in terms of future

employment land provision:

 From sectors predicted to grow, the need for a further 14.08 ha

 From those sectors where employment is forecast to reduce there will be a

potential loss of 23.87 ha. This suggests that if jobs change translates

directly to land change, potentially a net land supply of 9.79 ha will come back

to the market during the plan period.

8.23 The net result of this suggests Charnwood would have a substantial oversupply of

employment land of 30.46 ha to 2028, when measured against the realistic land
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supply of 25.70 ha as identified in Section 6.0. This is detailed further in Table 56

below.

8.24 In reality the employment change does not translate to land provision in this way.

There are a number of factors that will influence the land requirement and it is

necessary to understand the market signals to predict a more accurate employment

land requirement. These factors include:

 To what extent the growth in office employment takes place in a town centre

locations, at higher densities, rather than in low-density business parks.  It is

more likely to be the latter in view of the Borough’s characteristics, which do

not include extensive supplies of town centre office schemes. Where growth

is predicted in town or city centres different densities would be applied, closer

to 100 per cent site coverage

 Will the decline in jobs particularly in some manufacturing sub-sectors

actually lead to the release of land? Past experience suggests that even

where businesses are contracting, they will continue to hold onto sites in

anticipation of future improvements. Also, where jobs are being lost to

automation, those new automated processes will still require land on which to

operate

 Land take-up/property needs can be for different reasons such as

modernisation or geographic relocation

 Expansion may also be within existing premises or on expansion land not

accounted for in land allocations.

8.25 It is considered that the land requirements’ calculations can represent a false

position.  Irrespective of changes to employment densities, whilst growth sectors

seek to expand by taking additional space, declining sectors may actually not release

land in line with the above assumptions. Taking manufacturing, whilst jobs are

predicted to decline, the sector is predicted to show growth in GVA, albeit at a much

lower level than other sectors. The move to automation and other efficiencies can

account for these changes. From the limited number of consultations with companies

there is no suggestion that floorspace will reduce, rather demand for additional space

has been identified for a number of businesses (see Section 7.0).

8.26 To test how closely jobs change translates to land take-up, historic trends have been

compared. Using the same methodology, the land needs based on employment
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change has been calculated for the period 2001-2013, and compared to the actual

land take-up during that period (see Table 55).

Table 55 – Employment Land Take-Up/Employment Change Comparison

Employment Change Total Jobs Land (Ha)

Growth 9,500 84.40

Decline -7,410 -74.08

Net growth 2,090 10.32

Historic  land take-up - 31.57
Source: Experian, CBC, BE Group, 2014

8.27 The trend shows that net jobs growth is not an accurate method of calculating land

with some three times the amount of land being developed against the land

calculated from the jobs prediction

8.28 It is possible the Local Plan period will see further changes in employment densities.

For office employment this could be the result of trends towards remote working, hot

desking, increased use of ICT and smaller businesses.  Densities in manufacturing

and distribution may well continue to fall as a result of automation.  However, it is

impossible to project what the percentage change in densities might be and thus

what the impact on future land requirements might be.

Model 3: Labour Supply Forecast
8.29 This scenario is based upon Experian Population Forecasts.  The projections indicate

a rise in total population numbers for the Borough to 205,500 by 2028.  This

represents a 16.6 percent increase from the 2014 figure of 176,220. The working age

population figure would see a lesser increase of 14.6 percent per cent – from

113,340 in 2014 to 129,870 in 2028.

8.30 It is possible to apply a similar methodology used for the employment forecasting to

the population figures, but it is considered that there is little value in this as the

population growth represents labour supply, whereas the employment figures

represent labour demand and are much more relevant to determining land needs for

industry.

8.31 The significance of the population figures is to demonstrate that where there is an

anticipated increase in jobs being created within the Borough that the labour supply
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forecasts are such that the population growth can meet this demand.

8.32 With a working age population expected to grow by 14.6 per cent or an increase of

16,530 compared with a labour demand need of 18.27 per cent,  labour availability is

expected to shrink but only marginally, and  with unemployment  currently running at

4.71 percent. The projections suggest that the growth in employment is sustainable.

Leicester and Leicestershire Strategic Housing Market Assessment – Leicester
and Leicestershire Local Planning Authorities (2014)

8.33 As part of the Leicester and Leicestershire Strategic Housing Market Assessment

(SHMA), GL Hearn has assessed the potential population and household growth

across the Housing Market Area to 2031. This is broken down on an authority area

basis.

8.34 The starting point for this analysis was the projected household growth figures from

2011 produced by Department of Communities and Local Government (CLG). These

are to 2021 only, and the forecasts have been extended to 2031 using Sub Regional

Population Projections from the ONS.

8.35 The projections for Charnwood suggest an increase in households from 66,567 in

2011 to 82,832 in 2031, which is an increase of 16,265 or 24.4 per cent over the

period. In housing numbers that translates to 16,948 new homes or 847/year.

8.36 The figures provide a gross housing figure, which when adjusted for migration and

other factors suggests the household change increase reduces to 14,582 translating

to a housing need of 760 homes/year.

8.37 The study also provides an assessment of employment growth for the period for the

period to 2031. Forecasts were based on Experian economic data, as is this

Employment Land Review (see above). For the period 2011-2031 an increase of

7,305 jobs is predicted. This is very similar to the additional 7,380 jobs predicted

above for the Plan Period to 2028. The figures were then modelled to calculate an

increase in the resident working population (adjusting the jobs figure to take account

of commuting) and in turn a housing need arising from the increase in resident

population can be assessed.

8.38 This modelling shows an increase in households of 12,951 which represents a
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housing need of 675/year. Therefore, based on these forecasts, it is concluded that

the housing needs assessments will adequately meet the needs of the employment

change.

Summary
8.39 The two alternative forecast options have been produced and considered for the Plan

period.  The calculations for each are summarised in Table 56 and show varied

outcomes.

Table 56 – Land Forecast Models – Summary

Model Land
Stock

2014, ha

Land Need
2014-2028, ha

Buffer (five
years take-
up rate) ha

Surplus
(Shortfall),

ha

Assumptions

Historic Land
Take-Up
Rate/
Headline
stock

54.27 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(12.80)
4.30

High- based on
3.53 ha/year
Low – based on
2.63 ha/year

Historic Land
Take-Up
Rate/
Adjusted
stock

25.70 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(41.37)
(24.27)

Employment
based on
adjusted
stock

25.70 +14.08 Growth
-9.79 Change

+5.03
+5.03

6.59
30.46

Based on
1.projected
growth sectors
2. projected
employment
change across
sectors

Source: BE Group 2014

8.40 The figures allow for a five year buffer to allow for choice and potential change in

needs during the Plan Period.

8.41 The worst case scenario is that based on the adjusted land availability where sites

considered undeliverable (or deliverable only for specific companies) are excluded,

then there is a potential shortfall during the Plan Period of 41.37 ha if the longer term

historic land take-up trend is applied. However, the take-up since 2001 may be

considered more appropriate as it is more representative of current business needs,

and if this is applied, the shortfall drops to 24.27 ha.

8.42 If employment based forecasts are taken then there will be an estimated surplus of

between 6.59 ha and 30.46 ha, the latter reflecting that where employment declines



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 177

there is a corresponding reduction in land needs. From the market assessment and

also reviewing the historic trends in employment change and land take up, the

conclusion is that these forecasts underestimate land needs significantly.  When a

comparison of past employment changeover the period 2001-2013 is made, actual

land take-up is around three times the estimate that the growth only sectors suggest.

Applying this ratio to future needs brings the estimated land requirement much

closer.

8.43 In conclusion, it is considered that the most appropriate forecast is the low historic

take-up rate based on the adjusted stock, suggesting a shortfall of 24.27 ha during

the Plan period.

8.44 Leicester and Leicestershire SHMA identifies, for the period 2011-2031 an increase

of 7,305 jobs This is very similar to the additional 7,380 jobs predicted above for the

Plan Period to 2028. This modelling shows an increase in households of 12,951

which represents a housing need of 675/year. It is concluded that the housing needs

assessments will adequately meet the needs of the employment change.
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9.0 LAND NEEDS OF NON-B CLASS USES

Introduction
9.1 Reflecting a wider definition of economic development this section considers, as far

as is possible, future requirements for land from non-B class sectors that are also

employment generators.  Whilst retailing falls into these sectors it is noted that in

2013 Charnwood Borough Council separately commissioned a ‘Charnwood Retail

and Town Centre Study’ that examines future need.

9.2 For this study the following broad sectors have been identified:

 Retail

 Accommodation and food service activities

 Education

 Human health and social work activities

 Arts, entertainment and recreation.

9.3 It must be recognised that the job and space requirements associated with these

sectors are estimated and planned for in a different way to B class uses.  For

example, health facilities will have quite specific land needs that are not linked

directly to job numbers; education facilities are planned based on forecasts for pupil

roll numbers and capacity in existing schools/colleges.  Retail or leisure operators will

often locate in town centres, within mixed-use schemes or in locations of their choice,

rather than on specifically allocated sites.

9.4 A key factor relating to many of these sectors is the likely level of population and

housing growth in the Borough.  Experian forecasts, commissioned to inform this

study, estimate that the overall population will grow from 176,220 in 2014 to 205,500

by 2028. The Leicester and Leicestershire SHMA assesses that households will

increase in the Borough by 14,582 by 2031. Much of this growth is likely to be

directed to the three SUEs where it is anticipated that locally required services such

as health, schools and local retail centres will be located on land allocated for uses

other than employment.
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Retail

9.5 As stated above future retailing requirements are separately considered in the

Charnwood Retail and Town Centre Study. The Report suggests that there is need

for additional comparison retail floorspace of up to 41,600 sqm up to 2031, but most

of this capacity will be post 2021 to reflect the growing population at that time.

Convenience floorspace capacity of 8,800 sqm, equating to a single large format food

store around Loughborough Town Centre, and a further 1,200 sqm of more local

shopping is also identified.  In addition, the SUE’s could see up to 3,000 sqm of

further retail floorspace developed to serve the three locations. Experian forecasts

that growth in retail sectors will generate a further 550 jobs over the Plan period.

9.6 Regional property agents suggest that at present Loughborough Town Centre is at

capacity and with limited further demand for retail units.

9.7 The Retail and Town Centre Study suggests that any large scale development will be

directed to Loughborough Town Centre and identify opportunity sites that could

accommodate future need. None affect current employment allocations.

9.8 In Chapter 6.0, this study identifies a number of smaller industrial employment areas,

in settlements such as Anstey, which may provide long term redevelopment

opportunities. Redevelopment options may include retail options, but any retail

developed here would be at the scale of a neighbourhood centre, appropriate for

these primarily residential locations.

Accommodation and Food Service Activities
9.9 The sector covers employment generated by hotel, bed and breakfast self-catering

accommodation, as well as bars and restaurants. This sector currently employs 3170

and is expected to grow by 790 jobs up to 2028

9.10 Demand for this sector is generated from both domestic, and to a lesser extent

overseas tourism (hotels and restaurants), as well as spend by the Borough’s

residents (most likely to be restaurants and other catering).  Future growth depends

on visitor numbers and business activity. In the case of the latter, many business

parks now include three or four star hotels as part of their offer of support services for

occupiers. Accessibility and prominence are locational factors that will determine

where hotels locate. Interest for hotels has been identified in three locations around

the Borough, at the Watermead Direction of Growth location; at the North East
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Leicester SUE (a hotel is included within the current application); and within the

Charnwood Biomedical Campus. Development of a hotel is one of the possible

mid/long term growth options for the  Biomedical Campus, and is considered for land

in the south west of the Campus, on identified employment land (52SW017:

Loughborough Industrial Park). Based on the typical current site requirements of 3

star budget chain hotels, this would mean in the order of 1 ha of land is required.

9.11 Leisure uses are addressed in the Charnwood Retail and Town Centre Study. A

significant increase in A3, A4 and A5 uses is likely as the population increases, but

these are primarily seen as locating within Loughborough Town Centre. The SUEs

and Garden Suburb developments will also include some food and leisure uses.

9.12 There is a demand for pub restaurants in out of town locations. Prominently located

business parks are targeted, and will provide a complimentary function for business

users as well as recreational diners. A typical site will be up to 0.5 ha, and may be

grouped with other restaurant uses and roadside uses.

Education
9.13 This sector incorporates primary and secondary schools, further education colleges

as well as commercial nurseries.  In 2014 the sector comprised 9,710 jobs in the

District, and Experian estimate an increase of 1,720 jobs by 2028. This does suggest

that new education facilities may be required, but these are unlikely to be on

allocated employment land.

9.14 Loughborough University’s plans for expansion are unclear at this time. It is accepted

that some core University uses (education and administration facilities) could be

accommodated on the Science and Enterprise Park, if necessary). However, there

are no plans for this at present and its assumed that the majority of Science and

Enterprise Park land (existing and proposed) will be occupied by businesses and

other organisations which are independent of the University, even if they provide

research and education services which form part of Loughborough University’s wider

offer.

9.15 Loughborough College is in the processes of regenerating its existing campus with

proposals that will include some refurbishment and possible redevelopment of

premises. However, it is unlikely that the College will require any additional land and

the number of staff employed here is expected to decrease.
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9.16 Rothley Primary School is in the process of relocating and expanding within the

settlement. The emerging Local Plan also proposes a new primary school in the

Birstall and two primary schools in West of Loughborough SUEs. The outline

application for North East of Leicester also proposes three primary schools and

identifies a further 8 ha of land for a secondary school. Given the levels of housing

growth expected to take place, and the concentration of this at these locations, it is

likely any new school provision will be accommodated within the gross area of these

larger housing/settlement developments.

9.17 It is not expected therefore that there is need to plan for any substantial additional

land requirements during the Local Plan period, beyond provision within the new

major housing developments.

Human Health and Social Work Activities
9.18 Included within this sector are hospitals, medical centres, GP and dental surgeries,

private or specialist healthcare (e.g. physiotherapy), veterinary practices and

residential care homes.  Experian forecast a growth of 461 jobs from the current total

of 2,150.

9.19 Although there will inevitably be changes to local clinics, surgeries, dentists, etc. over

the Plan period, no major healthcare facilities are proposed at the moment.

Loughborough Hospital has excess capacity at present, and is unlikely to have

further land requirements for the foreseeable future.

9.20 Despite a slowdown in Government spending on health, the increasing numbers and

longevity of the elderly population and possible growth in demand for private health

care may lead to further provision of residential care homes.  Nevertheless in general

employment sites are inappropriate locations for care homes, due to amenity

considerations.

9.21 There is evidence elsewhere of veterinary practices, GP and private or specialist

healthcare operations being accommodated on employment sites, or through a

change of use of existing office buildings.  The informal health sector, with its many

micro-business practitioners, tends to operate from dwellings, converted retail

premises or community buildings.  Whilst they can contribute to local job growth, they

do not require significant amounts of floorspace.
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9.22 Consequently it is considered the growth in employment from this sector will be

limited in terms of requirements for new space (more probably existing buildings will

be occupied through changes of use) and there will be very little requirement for

additional land.

9.23 However, it should be noted that Stamford Hall in Rushcliffe, which is close to

Loughborough is now proposed as a medical facility, the National Rehabilitation Unit.

This will employ some 100 medical staff, inevitably including trained medical

personnel from Charnwood.

Arts Entertainment and Leisure
9.24 This sector includes, amongst other activities, forms of commercial leisure such as

cinemas, theatres, bowling alleys, bingo halls and nightclubs. The Retail Study does

identify a need for new leisure and entertainment, in particular a cinema.  It is

considered that this would be located around Loughborough Town Centre on one of

the opportunity sites. Developers Citygrove have consent to see the former hospital

site redeveloped for an eight-screen Cineworld multiplex cinema along with shops

and restaurants. Food outlets here are expected to include Pizza Express, Nando’s,

Starbucks and Mimosa.

9.25 The growth in health awareness has seen an increase in demand for private health

clubs and gyms and these are uses that will look to locate on business parks, either

through new build or conversion of existing industrial space. Such facilities can range

in size from 500 sqm to 2,000 sqm, which could translate to up to 1.5 ha of land with

car parking. The jobs forecast is modest for the recreational sector predicting an

additional 240 jobs during the Plan period.

Summary
9.26 The non B-Class uses could provide some 3,761 more jobs in Charnwood by 2028,

but in terms of future land needs for these sectors, the analysis suggests land

requirements are likely to be at best modest.  This is largely because many will use

land already held by the relevant provider, or because the use can be incorporated

within mixed-use developments, often town centre based. Most growth will be in

Loughborough Town Centre or in the two SUEs and the Garden Suburb. In the case

of the latter, masterplanning will ensure that any development is separate from the

employment land proposed, although there will be some overlap of B1 and non B-

Class in the local centres proposed.
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9.27 Excluding the occasional redevelopment of an older factory complex, uses that may

be located on employment land, are likely to be limited to gyms, small scale medical

and veterinary clinics, and food outlets. These uses are likely to take up no more than

3 ha of allocated employment land over the plan period.



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 184

10.0 CONCLUSIONS

Introduction
10.1 This study has included a wide-ranging look at the factors affecting Charnwood’s

economy, with particular reference to those that are likely to affect the future need for

land and property within the Borough.  This section draws together the main issues

that will need to be addressed as a preliminary to the more detailed

recommendations set out in Section 11.0.

Planning Policy Position
10.2 The National Planning Policy Framework (NPPF) places a strong emphasis on

delivering sustainable development through the planning system.  This includes

reviewing employment land allocations to ensure supply meets identified objectively

assessed needs; proactively supporting sustainable economic development to deliver

business and industrial units, and encouraging the effective use of land by reusing

brownfield land.

10.3 The Government’s planning policy approach, recently restated in Planning Practice

Guidance, sees responsibility resting with Charnwood Borough Council to set

employment land requirement figures for the Local Plan.  Land targets will be tested

through the Local Plan process and the Council therefore needs to collect and use

reliable information to justify employment land supply policies.  This report provides

this information.

10.4 The economic role that the planning system must perform incorporates contributing

to the building of a strong, responsive and competitive economy, by ensuring

sufficient land of the right type is available in the right locations, at the right time, to

support growth and innovation.

10.5 The NPPF states that ‘significant weight’ should be placed on the need to support

economic growth through the planning system.  To help achieve this growth, Local

Plans should set criteria, or identify strategic sites, for local and inward investment

and to meet anticipated needs over the Local Plan period.  For Charnwood this

means to 2028.
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10.6 The NPPF also highlights that allocated employment sites for which there is no

reasonable prospect of development should not be protected in the long term.

Proposals for alternative uses on such sites should be treated on their merits having

regard to market signals and the relative need for different land uses to support

sustainable local communities.

10.7 The NPPF states that local planning authorities should apply sequential testing to

planning applications for main town centre uses that are not in an existing centre and

are not in accordance with an up-to-date Local Plan. This sequential testing applies

to office development – but not to small scale rural offices or other small scale rural

development.  As NPPF stays silent on the definition of “small scale rural offices” and

no established precedent is known, it is considered Charnwood should take a lead on

this through its planning policies.  This will avoid any doubt as to what is meant. It is

believed the intent of NPPF is to facilitate and encourage the economic re-use of

former agricultural properties, which by and large are small scale in size.

10.8 It is suggested that Charnwood define small scale rural offices as individual premises

of no more than 200 sqm in size created either by conversion or new build and a

maximum of 1,000 sqm of development on a single site. This therefore does not

preclude the provision of more than one property at a single location but it would

ensure the avoidance of large scale office development by stealth i.e. an attempt to

circumvent the sequential test requirement for schemes not in town centres.

Economic Profile
10.9 The socio-economic profile of Charnwood reveals over 71 percent of the working age

population to be in employment, slightly lower than the Leicestershire (73.2 percent)

and East Midlands (72.1 percent) averages.  Unemployment, at 5.4 percent in spring

2014, was the comparatively average for Leicestershire. The unemployment rate was

higher than in Harborough, Melton and Blaby, but lower than elsewhere. In particular,

unemployment in Charnwood was less than half that of Leicester City. It also

compares favourably to the regional (7.1 percent) and national (7.2 percent)

averages.  Evidence suggests the Borough was impacted by the recession, but is

recovering, albeit at a slightly slower rate than the county, region or UK levels.

10.10 The Census figures show that just over half of Charnwood’s employed residents also

work in the Borough. The Borough is a net exporter of labour, with the main

destinations being Leicester, Blaby, North West Leicestershire and Hinckley and
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Bosworth.  As a result, compared to some 23,056 who commute in, some 34,795

commute out of Charnwood to work elsewhere.

10.11 In contrast to the national picture of a structural decline in manufacturing, the

manufacturing sector continues to employ a large proportion (13.7 percent) of people

in Charnwood. However this proportion is comparatively modest in the Leicestershire

and East Midlands contexts. 28.1 percent of the Borough’s workforce is employed in

public administration, education and health in 2012. This was in line with the East

Midlands average of 27.8 percent, but high in the context of Leicestershire.

10.12 In terms of service sectors, business administration and support services and

Information and communication have the strongest roles. Employment in both was

above county and regional averages in 2012. Perhaps surprisingly given the

presence of Loughborough University and the Science and Enterprise Park,

employment in the professional, scientific and technical sectors was more modest,

and below wider averages, although these sectors do account for a high proportion

(13.5 percent) of local businesses.

10.13 The number of VAT registered businesses (6,180 in 2013) is the product of

continuing growth during the recession.  Data shows that since 2006 the number of

businesses in the borough has increased by 21 percent.  Over 83.0 percent of

companies are micro-businesses (less than 10 employees).  A further 96.6 percent

employ up to 49 people (small businesses).  Homeworking is low compared to the

county and regional averages, and compared to levels in most other Leicestershire

local authority areas.  It is a characteristic of the rural areas of the Borough.

10.14 The current structure of premises in Charnwood is strongly industrial.  Across the

Borough the number of industrial and warehousing units is two and a half times the

number of offices.

Property Market Assessment
10.15 Loughborough and Thurmaston dominate the existing supply of premises and

represent the Borough’s prime investment focus because of the proximity and

accessibility to M1 and the A6 in the case of Loughborough and the A46 and

Leicester Conurbation in the case of Thurmaston. Thurmaston in particular has

successfully competed in attracting large scale HQ office and administrative/logistics

operations for national, or even international, companies. Schemes such as Wanlip
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Road, Syston (Watermead Business Park) and Norman Road/Westmorland Avenue,

Thurmaston are a focus of demand for modern office and warehousing space, as

evidenced by the feedback from local property market stakeholders.

Industrial Market
10.16 The local market appears to require industrial units of up to 300 sqm. However, a lot

of the recent market activity has been from larger businesses, including specialist

laboratory and office occupiers at the Charnwood Biomedical Campus. Here

enquiries for 2,000 – 3,000 sqm are being received along with interest, likely to be

turned into occupation, for premises of around 10,000 sqm. The identified shortage is

for units of 2,000 – 7,000 sqm which could meet the needs of established firms

looking to grow, or inward investment from mid-sized firms.

10.17 Around 41,355 sqm of industrial space is currently vacant – just 2.8 percent of the

total floorspace and only 2.4 percent by premises numbers.  Reflecting stakeholder

comments, there is very little available of more than 2,000 sqm in size and only one

industrial/warehouse unit of more than 10,000 sqm.

Office Market
10.18 Charnwood has a limited supply of office accommodation available, particularly when

the 80,421 sqm of office and laboratory space at Charnwood Biomedical Campus is

excluded. The Campus apart, all available space is less than 500 sqm in size and

generally contained within various local business centres and multi-let town centre

properties. If the more specialist premises of Charnwood Biomedical Campus are

excluded, then the there is 3,880 sqm of vacant office floorspace, which equates to

vacancy rates of 2.7 percent by floorspace and 6.0 percent by number of premises.

10.19 Demand is focused in certain key schemes, including Watermead Business Park,

Syston (for larger, self contained properties of up to 3,000 sqm), the Innovation

Centre, at Loughborough Science and Enterprise Park (for smaller suites of less than

200 sqm) and the Charnwood Biomedical Campus (as above). Stakeholders also

highlight that there appears to be a more general, Borough-wide, shortage of grow-

on office properties of up to 500 sqm

Current Land Availability
10.20 Charnwood’s current potential employment land resource (at 31st March 2014)

amounts to 54.27 ha, located across 16 sites. This comprises 37.27 ha of land (in
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eight sites) allocated in the 2004 Local Plan and 17 ha (in eight sites) from relevant

planning consents identified in Council Annual Monitoring.

10.21 The land supply is dominated by just four sites.  They comprise over half the

resource.  These sites are Rothley Lodge Employment Area Extension, Rothley;

E/5(c): Dishley Grange, Hathern and E/4: Science Park, Ashby Road, Loughborough.

Nine of the remaining sites are less than 2 ha in size.

10.22 Almost three quarters of the Borough’s land supply could be brought forward within

the medium term (1-5 years).  There is a limited amount of immediately available,

serviced, developable land, with utilities and road access already in place.  Of all the

sites only Pontylue Farm (Watermead Business Park), Syston is likely to be

developed within a year.

10.23 However, consideration of the sites on an individual basis suggests that one

allocated site (E/5(c): Dishley Grange, Hathern) plus two planning consents, totalling

10.94 ha are unlikely to ever come forward for development, in their present form at

least. Another 3.06 ha comprises planning permissions to provide space for the

exclusive use of specific businesses. Such expansion sites could not be made

available to accommodate other firms and cannot be considered part of the readily

available employment land supply. In addition, 65 percent of the Rothley Lodge

Employment Area Extension site will be retained for green infrastructure in the

current consent, reducing the net developable area by 7.41 ha to 3.99 ha.

10.24 Finally, it is recognised that the remaining allocated land within Loughborough

Science and Enterprise Park (7.80 ha) is available to meet the needs of specialist

research and development uses only. It is not available to meet general business

needs. Removing or reducing all these sites gives a realistic employment land supply

of 25.70 ha.

Employment Areas
10.25 The Borough’s existing 58 Employment Areas, which were allocated under Policy E/8

of the adopted Local Plan have been appraised and graded A-E, as defined in Table

57.
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Table 57 – Grades A to E Definitions

Grade Definition Action

A High quality, prestigious, flagship business areas due to
their scale, location and setting. Capable of competing for
investment in the regional market place. These are prime
sites for marketing to a cross section of users including
new inward investors. They can also meet the needs of
image-conscious, aspirational companies already in the
local authority area

Protect strongly in the
Local Plan
Support and expand

B Good employment sites due to their scale, location and
setting. Capable of competing for investment in the sub-
regional market place. These are prime sites for
marketing to a cross section of users, B1, B2 and B8,
including some new inward investors.

Protect strongly in the
Local Plan
Support and expand

B/C Key employment sites with an influence over the whole
local authority area, but primarily geared towards local
businesses and B1 light industrial, B2 and B8 uses.

Protect in the Local
Plan
SupportC

C/D Lower quality locations in residential areas suffering from
poor accessibility and massing.

Continue to
protect/review through
the Local PlanD

D/E Very poor quality areas. Widespread vacancy and
dereliction in poor environments.

Promote alternative
uses if possibleE

Source: BE Group 2014

10.26 Table 58 summarises the Employment Areas by each of the above grades. It is

assumed that future growth will be focused around the six flagship locations (Grade

A or B), which could be further extended to include Land north of Harrowgate Drive,

Wanlip (Interchange Leicester) and Loughborough Science and Enterprise Park.

Such a view is in accord with the emerging Local Plan which includes a Direction of

Growth for Watermead (8,750 sqm for offices and around 16 ha for employment

land) which links to Norman Road/ Westmorland Avenue further south, where some

4-6 ha may be available. 77 ha of further growth land is also put forward at the

Science and Enterprise Park while more modest growth opportunities remain in the

Employment Areas in the North of Loughborough and at Interchange Leicester.

Table 58 – Employment Areas’ Appraisal by Category

Category Number of Sites Comments

A and B -
Key/Flagship Areas

6  Belton Road West, Loughborough
 Derby Road/ Bishop Meadow Road,

Loughborough
 Meadow Lane, Loughborough
 Gelders Hall Industrial Estate, Shepshed
 Wanlip Road, Syston (Watermead Business

Park)
 Norman Road/ Westmorland Avenue,
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Category Number of Sites Comments
Thurmaston.

The Borough’s current ‘flagship’ locations, the
focus for growth proposals and inward
investment enquiries.

B/C and C - Fit-for-
Purpose Local
Employment Areas

28 Active and established industrial
estates/business parks in the area, primarily
catering to local business needs.

C/D and D - Lower
Quality in
Residential/Rural
Areas

12 Comprise older, factory/mill units within
residential areas, mostly occupied by single
mid-sized or large businesses, which are well
established employers within the respective
settlements. The Council should seek to protect
key employers within the Borough. However,
should that occupier vacate (and the property
not be re-occupied by a new business within a
reasonable timeframe) then these older
buildings would, by themselves, be of limited
economic value to the Borough. They could be
considered for reuse and/or redevelopment for
other uses judged appropriate for these
primarily residential areas. Areas are:
 Albion Street, Anstey
 Hollow Road, Anstey
 Leicester Road, Anstey
 Land off Wymeswold Lane, Burton-On-The

Wolds
 Queens Road, Loughborough
 High Street, Quorn
 Sullington Road, Shepshed
 Broad Street, Syston
 Brook Street, Syston
 Melton Road (South), Syston.

This category also includes Melton Road
(Bridge Business Park) and Pinfold Road,
Thurmaston which fall within the Watermead
Direction of Growth. While these are, in
themselves, functioning moderate quality
employment areas, the Watermead Direction of
Growth is identified by stakeholders as an
important and necessary ‘next step’ in the
economic growth of Charnwood, particularly as
Watermead Business Park Phase I is
increasingly reaching capacity. For this reason
the regeneration of employment land within
both industrial estates is justified.

D/E and E – Areas
of Concern,
Requiring Immediate
Attention

0 No areas suffer from widespread vacancy
and/or dereliction.

No Grading – Are
Lost to Other Uses

12 Areas which have now been redeveloped for
housing or now function as A1 retail locations,
specifically:
 Cropston Road, Anstey
 Stadon Road, Anstey
 Melton Road, East Goscote
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Category Number of Sites Comments
 Trinity Street, Loughborough
 Wellington Street, Loughborough
 Glefrith Gardens, Mountsorrel
 Charnwood Road (North), Shepshed
 Heathcote Drive, Sileby
 Hobbs Wick, Sileby
 King Street, Sileby
 Melton Road (North), Syston
 Sandiacre Drive, Thurmaston.

These need to be reallocated in the emerging
Local Plan.

TOTAL 58
Source: BE Group, 2014

10.27 Areas graded B/C and C generally represent the Borough’s supply of B1/B2/B8

premises for meeting local needs. They should be protected for that use. It is not

envisaged that large scale growth will take place at these locations, outside of the

allocated employment sites. However, this study has identified a number of small

scale ‘regeneration opportunities’ which have the potential to provide

additional/alternative employment land, meet the growth needs of existing local firms

or other requirements. These include:

 Sileby Road (North), Barrow-Upon-Soar – Vacant rear factory (former De

Montfort Jersey Ltd) represents a redevelopment opportunity

 Station Avenue, Loughborough – Former Cavill Fabrications building appears

vacant and offers a small redevelopment opportunity site.

10.28 As discussed, areas Grade C/D or D should be protected because of the nature of

the businesses that occupy them (i.e. key local employers). If that business vacates

(and there is little realistic prospect of reoccupation by another company) then these

locations could be considered for a range of reuse or redevelopment options,

appropriate for these primarily residential areas. This category also includes Melton

Road (Bridge Business Park) and Pinfold Road, Thurmaston which may be

considered suitable for regeneration because they fall within the key Watermead

Direction of Growth.

Impact of Neighbouring Areas
10.29 All the seven other local authorities of Leicestershire have been consulted, along with

Rushcliffe in Nottinghamshire because of its common boundary with Charnwood.
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10.30 Most of the local authority areas that neighbour Charnwood have additional

employment land needs, but indicate they are able to meet these needs through a

mixture of existing and proposed additional land allocations.  As a consequence they

do not expect to have to look to Charnwood to meet any shortfalls in employment

land or premises supply.

10.31 The exception is Leicester, which has a significant, and long established, shortage of

employment land and will be looking for support from its neighbours, particularly

Charnwood and Blaby.

10.32 Leicester’s land supply shortfall has been most recently defined in the 2013 Leicester

and Leicestershire Housing Market Area Employment Land Study.  It comments that

set against the supply there is a small shortfall in the planned provision for offices

(some 7,600 sqm), but substantial shortfalls in the provision of industrial use land

(32.16 ha) and strategic warehousing land (19.20 ha).  The City’s need for industrial

land has, if anything, grown stronger since that report was completed as at least half

of the Ashton Green employment site will now be developed by a single occupier –

Samworth Brothers.

10.33 The Leicestershire Housing Market Area Employment Land Study suggested that the

shortfalls in Leicester’s could be absorbed largely by existing and emerging

allocations across partner districts within the Principal Urban Area and the HMA as a

whole, to ensure an adequate and continuing supply of employment land across

Leicester and Leicestershire. In reporting the findings of the HMA study to Housing

Planning and Infrastructure Group (HPIG) on 6th December 2012 all of the

constituent Local Planning Authorities had had the opportunity to submit comments

on the draft study and that the final version of the study had been amended to reflect

the comments received. The HPIG minute records its agreement to the sign off of the

commission which was compiled and finalised following a collaborative and inclusive

process. That process has served to discharge the duty to co-operate on the partner

authorities for the purposes of progressing their respective local plans.

10.34 Reflecting this duty to cooperate, Charnwood is proposing some 48 ha of new

employment land within the Leicester PUA. Blaby is proposing another 46 ha at

Glenfield Park (net) and the New Lubbesthorpe SUE. Realistically, these are the

strategic allocations which will absorb most of Leicester’s shortfall. If it is provisionally

assumed that up to half of the city’s excess need for industrial and warehouse land,
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as defined in the Leicester and Leicestershire HMA Study is ultimately met in

Charnwood then this generates an additional need, in Charnwood Borough, for some

16.08 ha of industrial land and 9.60 ha of strategic warehousing land.

10.35 Another point to note is the scale of the logistics accommodation which already exists

and is likely to be brought forward along the M1 Corridor over the medium and long

term. This will include:

 21 ha at New Lubbesthorpe and 25 ha Glenfield Park, Blaby

 At 200 ha Magna Park, Harborough is already Europe's largest dedicated

distribution park and may grow further.

 A 17.63 ha extension to the 20.8 ha Hinckley Commercial Park is proposed

on land to the north, to be delivered as part of a mixed-use scheme

 The East Midlands Distribution Centre, North West Leicestershire is now

home to a 93,000 sqm regional distribution centre for Marks and Spencer.

10.36 However, by far the most significant development proposal in North West

Leicestershire at present is the proposed Strategic Rail Freight Interchange (East

Midlands Gateway) on a site north of East Midlands Airport, close to junction 24, M1.

This will provide 557,414 sqm of new distribution and storage buildings, some 7 km

north of Loughborough. Combined with a further 894,741 sqm under construction or

proposed at DIRFT in nearby Daventry, the scale of proposals is likely to draw

demand for logistics uses away from Charnwood.

Future Land Requirements
10.37 It is a responsibility of local government to support and encourage economic growth.

This includes the provision, initially through planning policy of sufficient employment

land and premises.  Provision must be of the right scale, type, location and be readily

available for, and capable of, development.  The allocated land must be in

sustainable locations and comprise a portfolio that is balanced, to adequately cater to

all sectors of the economy i.e. small and large companies, offices and industrial, high

and low quality operations.

10.38 Since the Borough’s previous Employment Land Study was completed in 2006 there

have been changes to the planning policy and strategy landscape.  Government has

now formally approved the NPPF, which provides the framework for the production of

local and neighbourhood plans.  The NPPF replaces all the previous Planning Policy

Statements and Guidance Notes.  Replacing the previous ODPM 2004 Employment
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Land Review Guidance note, the recently published Planning Practice Guidance

provides guidance on how local Authorities should approach both housing and

employment land reviews. Two guidance notes have been produced – Housing and

Economic Land Availability Assessment which provides a methodology of reviewing

suitable land, and Housing and Economic Development Needs Assessments, which

provides guidance on how future needs can be determined.

10.39 This study is primarily concerned with those uses included within the planning Use

Class B (B1, offices, research and development and light industrial; B2, general

industrial; B8, storage and distribution) and appropriate sui generis uses including

recycling and the environmental industry, together with uses such as leisure, health

and education. It considers a number of different employment land scenarios.  All

look at the situation as it stands now.  As such the land supply required is balanced

against what is currently available.  Furthermore it sets forecasts for a fourteen year

period (to 2028).

10.40 There is no definitive model for forecasting future employment land needs. Two

‘policy off’ based models have been used to assess future employment land

provision.  These are the projection forward of historic land take-up (based on both

long and medium term trends) and a forecast based on employment sector change.

10.41 From data provided it has been possible to establish long term (17 years) and

medium term (12 years) trends that can be used in the projection forward of historic

take-up rates achieved in Charnwood.  The long term annual average is 3.53 ha.  For

the medium term the take-up has been somewhat lower at 2.63 ha. Both of these

reflect the minimal level of activity during the five years (2008-2013) of the economic

recession.

10.42 The long term take-up forecast suggests a need for 49.42 ha for the period 2014-

2028.  Incorporating a five year take-up buffer to provide a choice and range of sites

and a continuum of supply beyond the Plan period, indicates a shortfall of 12.80 ha

against the current headline supply. When potential loss from the headline supply is

taken into account, this shortfall increases to 41.37 ha.

10.43 The medium term (12 years) take-up trend generates a reduced need of 36.82 ha.

When allowance is made for a five years buffer at the same rate, there is a surplus of

4.30 ha, based on the headline supply figure.  After taking into account the potential

loss from the headline supply then the surplus becomes a shortfall of 24.27 ha.
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10.44 The employment based forecast suggests the following in terms of future

employment land provision:

 From sectors predicted to grow, the need for a further 14.08 ha

 From those sectors where employment is forecast to reduce there will be a

potential loss of 23.87 ha.  This suggests that if jobs change translates directly

to land change, potentially net land supply 9.79 ha will come back to the

market during the plan period.

10.45 Taking forward these two measures suggests that, even after the inclusion of the five

years buffer figure to allow for a range and choice of sites, there is a surplus of

between 6.59 and 30.46 ha against the realistic land supply. In other words the worst

case is that all the current supply could be de-allocated.

10.46 However the employment methods of forecasting make no allowance for issues such

as the extent that growth in office employment takes place in a town centre locations,

at higher densities, rather than in low-density business parks. Also that land take-

up/property needs can be for different reasons such as modernisation or geographic

relocation or that expansion may also be within existing premises or on expansion

land not accounted for in land allocations. Past experience also suggests that even

where businesses are contracting, they will continue to hold onto sites in anticipation

of future improvements. Also, where jobs are being lost to automation, those new

automated processes will still require land on which to operate.

10.47 It is therefore considered that the land requirements’ calculations can represent a

false position.  To test how closely jobs change translates to land take-up, historic

trends have been compared. Using the same methodology, the land needs based on

employment change has been calculated for the period 2001 -2013, and compared to

the actual land take-up during that period (see Table 59).

Table 59 – Employment Land Take-Up/Employment Change Comparison

Employment Change Total Jobs Land (Ha)

Growth 9,500 84.40

Decline -7,410 -74.08

Net growth 2,090 10.32

Historic  land take-up - 31.57
Source: Experian, CBC, BE Group, 2014



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 196

10.48 The trend shows that net jobs growth is not an accurate method of calculating land

with some three times the amount of land being developed against the land

calculated from the jobs prediction.

10.49 A summary of the various forecast scenarios is set out in Table 60. They relate

solely to the Plan period 2014-2028 and illustrate the effect of a five year buffer as

proposed in Section 8.0, to facilitate an ongoing range and choice of sites to

accommodate the anticipated structural change in employment sectors and a

continuum of available supply beyond 2028.

Table 60 – Land Forecast Models – Summary

Model Land
Stock

2014, ha

Land Need
2014-2028, ha

Buffer (five
years take-
up rate) ha

Surplus
(Shortfall),

ha

Assumptions

Historic Land
Take-Up
Rate/
Headline
stock

54.27 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(12.80)
4.30

High- based on
3.53 ha/year
Low – based on
2.63 ha/year

Historic Land
Take-Up
Rate/
Adjusted
stock

25.70 +49.42 High
+36.82 Low

+17.65 High
+13.15 Low

(41.37)
(24.27)

Employment
based on
adjusted
stock

25.70 +14.08 Growth
-9.79 Change

+5.03
+5.03

6.59
30.46

Based on
1.projected
growth sectors
2. projected
employment
change across
sectors

Source: BE Group 2014

10.50 The variation in the outcome figures demonstrates the uncertainty of forecasting. The

outputs range from a surplus of 30.46 ha to a shortfall of 41.37 ha. However, from the

market assessment and also reviewing the historic trends in employment change and

land take up, the conclusion is that these forecasts underestimate land needs

significantly.  When a comparison of past employment changeover the period 2001-

2013 is made, actual land take-up is around three times the estimate that the growth

only sectors suggest. Applying this ratio to future needs brings the estimated land

requirement much closer.
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10.51 In conclusion, it is considered that the most appropriate forecast is the low historic

take-up rate based on the adjusted stock, suggesting a shortfall of 24.27 ha during

the Plan period.

Qualitative Land Needs
10.52 The quantitative land requirement, obtained from a consideration of the land take-up

and employment forecasts is only half the story. This study has also undertaken a

broad based appraisal of the Borough’s property market consulting with property

agents, developers, 16 large local businesses and a range of other public and private

organisations, including Loughborough University.  This analysis has identified other

sources of land need beyond that identified above, which also need to be accounted

for.

The Needs of Non-B Class Uses

10.53 Forecasting suggests that relevant non B-Class uses (Retail; accommodation and

food service activities; education; human health and social work activities; arts,

entertainment and recreation) could provide some 3,761 more jobs in Charnwood by

2028. Consultation suggests there are no large scale development proposals in the

medical sector at present, while future growth at Loughborough College and

Loughborough University will primarily be contained within the existing campuses.

New schools, medical centres, local retail centres, leisure and hot food facilities will

be provided the two SUEs and the Garden Suburb. However, here masterplanning

will ensure that any development is separate from the employment land proposed

(although there will be some overlap of B1 and non B-Class in the local centres

proposed).

10.54 Based on passed development patterns, there is a good chance that older factory

stock in settlements such as Anstey, Burton-On-The Wolds, Loughborough, Quorn,

Shepshed and Syston will be redeveloped over the plan period. However, these will

generally be surplus facilities and most are likely to be lost to housing given the

residential areas in which they sit. Uses that may be located on active employment

land are likely to be limited to gyms, small scale medical and veterinary clinics, and

food outlets. These uses are likely to take up no more than 3 ha of allocated

employment land over the plan period.

Additional Land Need – 3 ha.
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Supporting Leicester

10.55 As noted above, there is a well established requirement for the industrial and

strategic warehousing land deficits of Leicester City to be accommodated elsewhere

within the HMA. How that shortfall will be divided among the other relevant local

authority areas of Leicestershire has not been determined, however, it is assumed

that a high proportion of the requirement will be accommodated in Charnwood. If, as

a worst case assumption, it is considered that half of Leicester’s stated excess

requirement is met in Charnwood then this generates an additional need, in

Charnwood Borough, for some 16.08 ha of industrial land and 9.60 ha of strategic

warehousing land.

Additional Land Need – Up to 25.68 ha.

Supporting Local Businesses

10.56 Of the sample of 16 larger businesses consulted for this study, half are trading at

capacity on their current sites and expressed requirements for additional or

alternative employment land and premises. Many were not confident that they would

find the land/premises they need within Charnwood, and several have actively tried,

and failed, to identify desirable units or sites.  If the needs of this sample are

reflective of Charnwood’s broader business stock then the demand for space from

local firms could be substantial indeed. It is also early evidence that the declines in

employment levels, forecast by Experian for several sectors, notably manufacturing

(see Section 7.0) are not translating into a reduced need for land amongst

businesses. This further refutes the reliability of the employment-based forecast

methodology, against the methodology based on past land take-up, as outlined

above.

10.57 Without a more detailed sample survey of the Borough’s businesses, it is not

possible to quantify what level of additional land need might be generated from the

requirements of local companies. However, the Council needs to be aware that these

local businesses needs exist and that in addition to the strategic level requirements

of the SUEs there is need for smaller scale allocations, plots which can be brought

forward more rapidly to meet short and medium term needs of local businesses.

Links to Housing Growth
10.58 The emerging Local Plan identifies the following major housing allocations:

 4,500 additional homes in the North East Leicester SUE
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 1,500 homes north of Birstall (Broadnook Garden Suburb)

 3,000 homes in the West of Loughborough SUE

 500 homes adjoining Shepshed.

10.59 Overall the Local Plan proposes to deliver at least 7,260 homes in the Leicestershire

PUA, 6,450 homes in the Loughborough/Shepshed area and some 3,670 in other

settlements to 2028, a total of 17,380 extra dwellings (13,710 in the core areas of the

PUA and Loughborough/Shepshed).

10.60 This level of provision accords with the findings of the latest Leicester and

Leicestershire Strategic Housing Market Assessment (SHMA). Using the latest ONS

Sub Regional Population Projections the SHMA suggests an increase in households

from 66,567 in 2011 to 82,832 in 2031, which is an increase of 16,265 or 24.4 per

cent over the period. In housing numbers that translates to 16,948 new homes or

847/year. Adjusting for migration and other factors reduces that household need to

14,582 or 760 homes/year. Measured against this projected household need, the

Local Plan target of 13,710 extra dwellings to 2028 for the core settlement areas of

the PUA, Loughborough and Shepshed, therefore appears reasonable. It also gives

justification for the provision of an element of extra housing in other settlements, to

meet local needs.

10.61 Using Experian economic data the SHMA provides an assessment of employment

growth for the period for the period to 2031. For the period 2011-2031 an increase of

7,305 jobs is predicted. This is very similar to the additional 7,380 jobs predicted in

Section 9.0 for the Plan Period to 2028. Calculations undertaken in the SHMA

(adjusted to take account of commuting) suggest that this level of jobs growth (i.e.

some 7,300-7,400 extra jobs) will generate the need for some 13,000 additional

homes to 2031. Thus it is possible to say that the level of jobs growth projected in

this study does broadly support the Local Plan target of 13,710 extra dwellings to

2028 for the core settlement areas of the PUA, Loughborough and Shepshed.

10.62 By comparison the same amount of jobs growth, when converted into a employment

land need figure in the ELR, suggests the need for up to 14.08 ha of employment

land (19.11 ha with a five-year buffer to allow for choice, discussed above). This

figure will include the baseline need for 8.5 ha of industrial land, 8.2 ha of

warehousing land and 10,484 sqm of offices, from the housing in the two Charnwood
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SUEs, as identified in the 2010 Sustainable Urban Extensions, Housing and

Employment Land Study, discussed in Section 2.0.

10.63 Thus the employment land provision of the emerging Local Plan (75 ha) comfortably

meets the likely needs of the additional 13,710 housing proposed, while also

providing for the further 3,670 dwelling proposed in other settlements to 2028.

10.64 However, meeting the needs of local housing growth is only one element of demand

for employment land in Charnwood. Other sources of demand include the unmet

requirements of Leicester (some 26 ha), the expansion requirements of local

businesses, strategic needs (including county-wide logistics demand) and general

market demand; all issues considered in this study. These further needs, amongst

other matters, have informed the decision in the ELR to accept long-term take up as

a preferred measure of forecasting over jobs growth and recommend a higher level

of employment land provision.

10.65 Provision must also reflect the reality that the large SUE employment land sites are

only programmed for delivery later in the SUEs respective development programmes.

This reflects the need to provide road infrastructure to these strategic sites, before

they can be brought forward for development. For example, no employment land

provision in the West of Loughborough SUE is proposed before 2023. However, by

that time it is envisaged that some 1,560 dwellings, around half the total proposed,

will have been delivered. Thus the employment requirements of these households

will, initially at least, need to be met elsewhere.

Meeting Needs
10.66 This section considers to what degree, and how effectively, the proposed

employment land allocations of the emerging Local Plan can meet the needs

identified in this study.

Total Quantum of Land

10.67 Policy CS6 ‘Employment and Economic Development’ of the emerging Local Plan,

proposes the delivery of ‘up to 75 ha of land for strategic employment purposes’ by

2028. This study suggests needs of between 50 ha and 67 ha based on the roll

forward of historic take up rates to 2028, of which some 26 ha will likely be met on

existing available employment land. Further land needs, from land developed for

non-B Class uses and from Leicester may require a further 29 ha.



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group 201

10.68 Thus if a positive view on local economic growth is taken and it is assumed that

Charnwood will support a high proportion of Leicester’s excess need, the allocation

of 75 ha over the next 14 years appears justified.

Policy CS 1 ‘Development Strategy’

10.69 Policy CS1 identifies that the Leicester Principal Urban Area will be the priority

location for growth, with the delivery of up to 46 ha of employment land by 2028. This

will include the following:

10.70 North East Leicester SUE (13 ha of land) – The outline (and hybrid partial full)

application has now been submitted here and will be considered by the Council

shortly. Proposals for most aspects of the development are being advanced although

developers and housebuilders have yet to be secured.

10.71 It is expected that the 13 ha will be developed to meet needs for small to medium

sized industrial units, particularly freehold requirements. Development of offices will

be limited to avoid competition with Watermead to the south, while the site is felt to

be too distant from the M1 for large scale logistics.

10.72 The emphasis on small-mid-sized industrial space appears to be in line with market

demand, which is for premises of 2,000-7,000 sqm and the development of such

properties could help meet the identified growth needs of established local

businesses. The position of this SUE, on the edge of the PUA and within the A46

Corridor inevitably means that it will support Leicester’s excess requirements.

10.73 However, the nature of the SUE, infrastructure needs and current timescale and

phasing mean that much of the employment land will only be delivered later in the

Plan Period and some may not come forward until after 2028. Thus this development

cannot address the more immediate needs of businesses.

10.74 North of Birstall (Broadnook Garden Suburb) (15 ha of land in the Local Plan, 13 ha

in the emerging application) – The planning application, again of a hybrid nature, will

be submitted by autumn 2014. Housebuilders have already been secured for this site

and property market stakeholders are extremely positive about prospects for

development here.
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10.75 It is envisaged that the employment land will be developed for a B1 business park,

including a significant element of high quality offices, smaller range of B1(c)/B2

industrial premises and some small scale B8 warehousing. The latter will be aimed at

local operators rather than larger logistics firms.

10.76 Again the market research undertaken for this study supports such a development.

Agents report a shortage of larger (500 sqm) office properties while experience at

existing schemes in the Leicester PUA, including Watermead Business Park,

Interchange Leicester and Norman Road/ Westmorland Avenue suggest that there is

healthy demand for good quality offices and industrial units, particularly

county/regional HQ facilities for large firms. Development here is also well placed to

meet needs from Leicester and the delivery of the employment land here is likely to

proceed more rapidly than at the North East Leicester SUE.

10.77 If there is a concern here it is that the high quality business park premises proposed

here will not be affordable to many local businesses looking to grow.  A

predominantly office based development also may not address the wider needs other

employment uses within the Housing Market Area, and would need to satisfy the

sequential test for ‘town centre uses’. Development will be for properties of less than

1,000 sqm, while industrial operators appear to be looking for larger premises of

2,000-7,000 sqm.

10.78 Watermead Regeneration Corridor Direction of Growth (up to 8,750 sqm of offices

and up to 16 ha of general employment land) - Although there are no immediate

plans for development of this land, the prospects for delivery in the medium term are

very good. The location is bounded by two high quality business parks which are

nearing capacity – in the north east Watermead Business Park Phase I (Pontylue

Farm) could be developed out within a year while in the south some 3.6 ha remains

at Norman Road/ Westmorland Avenue, which has seen considerable recent

development for high quality office and logistics facilities. At least some of the

Direction of Growth land appears to be under the ownership of developers (Charles

Street and Raynsway) who are open to development options, although not actively

marketing, at this time. The consensus among stakeholders is that this is a prime

location for development and that once the two existing areas are at capacity,

attention will turn to the Phase II and III growth options.
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10.79 As with Broadnook Garden Suburb it is assumed that development here will be for a

good quality business park of primarily B1 uses. Unlike Broadnook however, past

development patterns suggest there is more scope for larger B2 and B8 operations

here. Again land and premises here may not be affordable to many businesses

looking for space in the Borough.

10.80 Policy CS1 proposes 22 ha of employment land in Loughborough and Shepshed, the

bulk of which (16 ha) will be provided in the West of Loughborough SUE. An outline

application for this SUE has now been submitted, which initially proposes a high

degree of B8 warehousing at this location (up to half, some 31,000 sqm) along with

larger B1/B2 uses (although the final development provision will be market driven).

10.81 Given its position close to the M1 and the scale of the proposed employment

allocation, this would appear to be a viable area of search for logistics land which

could give Charnwood a (modest) share of Leicestershire’s growing logistics market.

However, it should be noted that no employment land provision is expected here till

after 2023, when the Strategic Link Road will be completed. It is unlikely therefore

that completion of the full 16 ha site will occur in the current plan period and it will not

address some of the more immediate requirements of large local businesses,

identified in this study.

Local Development Options

10.82 The consensus of stakeholder views is that while all of the SUE/Direction of Growth

proposals represent viable long term options for change, there is a more immediate

need for local scale development sites. Such sites should be large enough to meet

the needs of a major business looking to grow, but small enough to be delivered in

the short/medium term (many businesses have urgent requirements) – say 2-5 ha.

Sites should be unconstrained and suitable for accommodating occupiers in a range

of office, industrial and warehouse sectors, including B2 general industry. The

emerging local plan proposes 6 ha of land in Loughborough and Shepshed, and 7 ha

in the Service Centres which could support such allocations. This is also consistent

with emerging Plan Policy CS6 which aims to provide: “opportunities for

manufacturing businesses to develop, re-locate and expand; opportunities for small-

scale, high quality business units and offices and “business and employment

regeneration opportunities that are accessible to the Priority Neighbourhoods.”

10.83 Areas of search for such small scale allocations could include:
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 Shepshed – Extending the existing A512 employment area north from GLW

Feeds, into adjacent agricultural land could meet the expansion needs of

GLW Feeds and other local firms such as Meggit Polymers and Composites.

It would also give the town the growth opportunity it currently lacks.

 Loughborough – Greenfield development options in the west of the town may

take some time to deliver. However, there may be brownfield options which

may address more immediate local needs. Locations to consider include

Swingbridge Road/Festival Drive and Station Avenue

 Barrow-Upon-Soar – The vacant factory (former De Montfort Jersey Ltd) to

the rear of the NHS Clinic represents a small scale redevelopment opportunity

 Norman Road/ Westmorland Avenue – Charles Street report that there is a

3.4 ha site cleared and available for development in the south. They have a

further 20 ha to the rear but much is taken up by a lake leaving possibly 4-6

ha. The land will be for industrial development on a design and build basis.

Science and Enterprise Park Expansion

10.84 Finally, Policy CS1 proposes the 77 ha expansion of the Science and Enterprise Park

to the west of Loughborough University. This is inevitably a long term development

option. Short term development here will focus on the delivery of the new Innovation

Centre and take-up of the remaining 7.8 ha of allocated land. Mid-term priorities will

focus on bringing forward the next phase, some 24.5 ha of land which the University

has recently begun marketing for design and build options.

10.85 In discussions for this study, Loughborough University (reflecting the findings of the

Delivery of a Science and Enterprise Park at Loughborough, Phase 1 Report) argue

that the whole of this expansion site will ultimately be required for further

development of research and development uses. The general view was that demand

existed from smaller and mid-sized businesses (including existing Science and

Enterprise Park tenants looking to grow) which could be realised if an appropriate

method of premises development could be devised. Demand from larger occupiers

also existed, and was increasing as the economy recovered.

10.86 The overall view is that, at present, there is justification for protecting this 77 ha site

for science and technology uses rather than releasing some or all of it for uses such

as strategic warehousing. This view is based on:
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 The findings of past research, notably the Delivery of a Science and

Enterprise Park at Loughborough, Phase 1 Report (2012). Undertaken during

a period of recession, this study identified, as a pessimistic scenario  demand

for 36.25 ha of land (two thirds for commercial uses, one third for University

uses) and as an optimistic scenario demand for 56 ha of land (three quarters

for commercial uses, one quarter for University uses)

 The confidence expressed by Loughborough University, which feels that this

could be taken up comparatively quickly if demand continues to improve at

the present rate

 The recent positive experience of marketing comparable premises in the

Charnwood Biomedical Campus. Here agents and managers were able to

secure interest from several large occupiers in a comparatively short period of

time including NHS Pathology, a second international company and several

other East Midlands businesses

 The views of property agents also noted healthily interest for larger premises

of 2,000 – 3,000 sqm are being received along with interest, likely to be

turned into occupation, for premises of around 10,000 sqm. A portion of this

demand is from larger science and technology businesses looking to expand

into Charnwood

 The existence of an alternative, long term, option for the delivery of logistics

uses to the north, in the West of Loughborough SUE proposals.

10.87 However, the case for retaining all land is far from definitive at this stage. Firstly, it

must be recognised that it is still ‘early days’ in terms of marketing this supply. The

University is currently focused on completing developments in the existing 7.8 ha

Science and Enterprise Park and has only just begun to market land from the wider

supply. Until a period of regular marketing is undertaken it is not possible to

understand the real level of demand for science and technology development land

here. The University is also still working to identify funding models which will allow

the financing of necessary infrastructure. Further, the forecasts undertaken for this

study do not suggest that this additional 77 ha will be required to meet overall land

needs to 2028.

10.88 Regardless of the ultimate level of demand for science and technology land here it is

accepted that the take up of land here will be of a long term nature, extending

beyond the current plan period. The Council will therefore need to monitor conditions
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on this land and the performance of the expanding Science and Enterprise Park. If

after a reasonable period of marketing demand and take-up of land here is not

matching expectations then there is a case for revisiting this allocation and

considering if a portion of the supply could be better used for other needs. Given the

identified demand, the position of this site by Junction 23, M1 and the views of key

stakeholders such as Wilson Bowden, alternate uses are likely to include logistics

options.

10.89 General projections emerging from the PACEC Housing Market Area Employment

Land Study (2013) suggest that across Leicestershire demand from the strategic

distribution and logistics sector will challenge accepted approaches towards

employment land supply. The jointly commissioned Strategic Distribution Study

(2014) will quantify that demand and bring forward a strategy to assist local planning

authorities in addressing needs and making appropriate provision over the period to

2036 within a co-operative governance structure. Sitting well within the ‘Golden

Triangle’ Charnwood may prove attractive to strategic distribution operators and

developers. However, that does not translate into an automatic requirement to

allocate some or all of the expansion site for B8 logistics. Firstly, the established

poles of logistics development are, as is highlighted above, to the south of

Charnwood (in Blaby and Harborough) and to the north, in North West

Leicestershire. Secondly, development of land at the West of Loughborough SUE for

logistics may prove a more viable option.

10.90 The case for an element of logistics development here would therefore be

strengthened if, after 2023, it does not prove possible to deliver a significant element

of B8 in the West of Loughborough SUE, thus depriving Charnwood of an alternative

warehousing site.
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11.0 RECOMMENDATIONS

Introduction
11.1 This section sets out the consultants’ recommendations arising from the Employment

Land Review. The recommendations in this report have had full regard to the

requirements of the NPPF to encourage and deliver growth through the planning

system. The recommendations are grouped around four aspects:

 Employment Land Supply

 Spatial Implications

 Provision of Premises

 External Influences.

Employment Land Supply

Recommendation 1 – Employment Land Provision Definition
11.2 The NPPF does not define employment land provision within the main document.

However Annex 2 defines economic development as “development, including those

uses within the B use classes, public and community uses and main town centre

uses (but excluding housing development)”.

11.3 For the purpose of this study the current available land supply in Charnwood is

defined as the eight sites allocated in the 2004 Local Plan and a further eight sites

with unimplemented or partially implemented planning consents as at 31 March 2014.

These total 54.27 ha and are identified in Section 6.0 Table 40.  Employment land

site proformas for the 16 sites are included within Appendix 5.

Recommendation 2 – Employment Sites and Areas to be Retained
11.4 Existing sites and premises provide valuable opportunities for employment close to

where people live.  They benefit the local economy, and the loss of employment uses

can negatively impact on local access to jobs and the economic competitiveness of

local areas.  Ultimately this challenges the Borough’s economic growth.

11.5 The NPPF provides the opportunity for Charnwood Borough Council to identify ‘key

employment sites’ that are considered to significantly contribute to the Borough’s land

supply for B class uses.  It enables these to be safeguarded for B class uses and
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other employment uses which achieve economic enhancement without detrimental

impact to either the site or the wider area.

11.6 The Employment Areas’ assessment (Section 6.0) identifies six key/flagship

locations, graded A or B in the analysis, which are identified of being of a scale or of

exceptional economic value (i.e. of being of sub-regional/regional value, rather than

local value) that aligns to the NPPF ‘key employment sites’ designation. It is

recommended that Charnwood Borough Council therefore designates the following

as key employment sites to be safeguarded for B Class uses and other employment

uses which achieve economic enhancement without detrimental impact to either the

site or the wider area:

 Belton Road West, Loughborough

 Derby Road/ Bishop Meadow Road, Loughborough

 Meadow Lane, Loughborough

 Gelders Hall Industrial Estate, Shepshed

 Wanlip Road, Syston (Watermead Business Park)

 Norman Road/ Westmorland Avenue, Thurmaston.

11.7 The emerging Interchange Leicester development at Birstall could also be added to

this list.

11.8 Within these areas, only applications for B class use should be permitted.  Non - B

Class uses should only be allowed if an applicant can demonstrate exceptional

circumstances and that the proposals will not have a significant adverse impact on

surrounding local uses.  The use for employment purposes other than B class uses

may be appropriate but only if it can be shown that the use provides on-site support

facilities or demonstrates an economic enhancement over and above B class uses.

Such development should however not prejudice the efficient and effective uses of

the remainder of the employment area.

11.9 Retail uses should not generally be supported on employment areas.  Exceptionally,

uses which have trade links with employment uses or are un-neighbourly in character

(such as car showrooms, tyre and exhaust centres, or trade counters) may be

permitted on employment sites which have good access to a range of sustainable

transport options.  Sites that may be suitable for such options include the 30

Employment Areas graded B/C or C in Section 6.0 Table 47.
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11.10 Where non- B Class uses are proposed for, or within, such areas then Charnwood

Borough Council should require the applicants to demonstrate that:

 The site/premises are no longer suitable or reasonably capable of being

redeveloped for employment purposes, and

 The site/premises has been proactively marketed for employment purposes

for a reasonable period of time (a minimum of twelve months) at a reasonable

market rate (i.e. rent or capital value) as supported through a documented

formal marketing strategy and campaign, or

 There will be a significant community benefit which outweighs the impact of

losing the employment site/premises.

11.11 At Appendix 8 Developer Marketing Standards are set out that provide the template

for delivering the evidence that premises or sites have been appropriately marketed

without success.  Whilst these are primarily directed at B Use Class situations they

are equally applicable to other property types e.g. public houses, community facilities,

etc.

11.12 For the ten Employment Areas graded C/D or D, a more flexible approach could be

taken to help facilitate a broad range of economic development, which is vital for the

future sustainability and development of the local area’s economy.   In some cases,

the size, location and characteristics of a site may mean that a development for non-

B Class uses could provide greater benefit to the local community, in terms of

addressing local needs, than if the site was retained solely in employment use.  .

11.13 Charnwood Borough Council should also recognise the increasing level of

precedents of non-B use employment activity provision within employment areas

across the UK.  Sui generis uses, such as vets practices, and D1 non-residential

institutions including training centres, nurseries/children’s play facilities and activity

centres do generate employment opportunities.  Such applications within the

Borough should be treated on their individual merits, including employment outputs,

but should be restricted to the Employment Areas graded B/C to D. This study has

estimated that some 3 ha of land, currently in B1/B2/B8 use, will be lost to such non-

B use employment over the Plan period.

11.14 It is suggested that in terms of protecting employment sites that do not sit within

Employment Areas, the redevelopment of employment land and premises for non-
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employment uses be allowed in the following circumstances:

 The present (or previous, if vacant or derelict) use causes significant harm to

the character or amenities of the surrounding area, and it is demonstrated

that no other appropriate viable alternative employment uses could be

attracted to the site, or

 Mixed-use redevelopment would provide important community and/or

regeneration benefits with no significant loss of jobs, potential jobs, and the

proposed mix of uses accords with other planning policies.

11.15 This advice is offered without consideration of other planning, traffic/highways issues,

etc. which might render some uses or mixed use developments inappropriate on

particular employment areas. It is clearly for Charnwood Borough Council to judge

proposals on their merits taking account of these factors.

Recommendation 3 – Future Employment Land Provision
11.16 The identified realistic land supply of 25.7 ha, at 31 March 2014, suggests a shortfall

of 24.27-41.37 ha when measured against the employment land take up.  The

forecasts of industry sector activity (jobs), suggest there will be a surplus of

employment land in the future, which would result, in the worst case, in almost all of

the current available employment land being surplus to requirements.

11.17 However, BE Group does not recommend that the economic forecasts be the basis

for defining employment land provision up to 2028.  This is because the forecasts

represent the absolute minimum amount of land required to accommodate the

activities of different industry sectors. Other issues include:

 That within sectors expected to decline (particularly manufacturing) there will

still be businesses that will grow and expand

 That there will be local market churn

 That there will be need to maintain a choice of supply by size, type, location

and quality of sites and premises for businesses at differing levels of their

maturity

 That there should be a continuing forward supply to accommodate site

development beyond the end of the Local Plan period

 The level and nature of the existing employment land supply at 31 March

2014.
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11.18 Experian forecasting also appears pessimistic in that it suggests that overall jobs

growth in Charnwood over the next 14 years will be far lower than the growth that has

been achieved since 1991. Although it is accepted that an ongoing decline in

manufacturing employment is likely, other service sectors are forecast to grow and

provide additional employment. Charnwood should therefore aspire to match (and

exceed) the economic growth it has achieved in the recent past.

11.19 It is therefore recommended that Charnwood Borough Council use the roll
forward of historic take-up as the main measure of Charnwood’s future land
needs for the period up to 2028. This indicates a minimum need of 49.97 ha,
comprising 36.82 ha, plus a five year buffer of 13.15 ha to reflect a choice of
sites and to provide a continuum of supply beyond the end of the plan period.
Measured against the Borough’s current realistic supply, there is a need for a
further 24.27 ha to 2028.

11.20 The maximum need, assuming a good rate of economic performance in the
Borough to 2028, would be 67.07 ha, comprising 49.42 ha, plus a five year
buffer of 17.65 ha to reflect a choice of sites and to provide a continuum of
supply beyond the end of the plan period. Measured against the Borough’s
current realistic supply, there is a need for a further 41.37 ha to 2028.

11.21 However, this study has also identified three further sources of employment land

need which need to be accounted for:

 To replace active employment land lost to non B-Class uses over the Plan

period – A further 3 ha to 2028

 To support the industrial and strategic warehousing land deficits of Leicester

City (assuming that up to half of this will be accommodated in Charnwood) –

Up to 25.68 ha

 To meet the needs of constrained businesses Charnwood – Further need to
be determined.

11.22 Total additional land need, after the current land supply is excluded, is therefore likely

to be for some 53-70 ha over the Plan period. In this context, the emerging Local

Plan target (in Policy CS6) of allocating some 75 ha of employment land does not

appear excessively high if a well performing local economy, and a high level of need

from Leicester, is assumed. This view matches the stated aspirations of the Core
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Strategy, as set out in Paragraph 6.28 of that strategy document, i.e. that: “Our

strategy is for a flexible land supply capable of responding to a changing market,

encouraging competition and maximising economic growth, both during and beyond

the plan period. We will make sufficient land available in sustainable locations to

provide a balanced supply, meet our needs and the unmet general employment

needs for the edge of Leicester.”

11.23 It also reflects that fact that a portion of the 75 ha allocation will not be delivered until

after the end of the plan period. This is particularly true of the SUEs and the Garden

Suburb, notably the West of Loughborough SUE where the employment

development cannot begin until the new Strategic Link Road is completed in 2023,

five years before the end of the plan period. Thus the proportion of land which will be

provided over the 2014-2028 period is further aligned with the projected need of 53-

70 ha.

11.24 However, as two SUEs, Garden Suburb and Watermead Direction of Growth are long

term proposals they cannot meet the more immediate needs of local businesses, or

address the short term shortfalls in the premises supply, specifically that:

 Across Loughborough there is only 1.60 ha of land available at present to

meet general business needs (i.e. outside of the Science and Enterprise

Park)

 There is no available land in Shepshed, while at least two of the settlement’s

largest businesses (GCW Feeds and Meggitt) are operating a capacity and

seeking further space

 There appear to be significant capacity issues amongst the Borough’s larger

businesses with a high proportion of firms likely to seek space in the short

term. While solutions exist to meet the needs of some firms it is not clear if

the wider body of businesses can find the accommodation they need from the

present supply of land and premises

 Growth needs in Rothley/Mountsorrel can potentially be met at Rothley

Lodge. However there are no equivalent opportunities in eastern settlements

such as Sileby or Barrow-Upon-Soar

 In the Leicester PUA, the remaining land is in high quality sites such as

Interchange Leicester, Watermead Business Park and Norman Road/

Westmorland Avenue. It is conceivable that all three sites could be developed

to capacity within three years. It is unlikely that a significant portion of the
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strategic employment land of the SUEs, etc. will be available by then, leading

to a potential supply shortage in the middle of the Plan period

 General shortages are for industrial/warehouse units of 2,000-7,000 sqm and

offices of 500 sqm.

11.25 Thus it is recommended that the Council identify additional local scale
employment sites, particularly in Loughborough and Shepshed, which can be
made available early in the plan period.

11.26 This study has identified modest regeneration opportunities in existing Employment

Areas already allocated for B1/B2/B8 uses under Policy E/8, which could meet at

least some needs.

11.27 In searching for additional employment opportunities, the Council should seek
to identify additional local site(s), which could be developed either as single
occupier sites for larger businesses or for schemes of smaller B1/B2/B8
premises, say 2-5 ha in size. Sites should be unconstrained, able to be brought
forward in the short term and suitable for meeting a range of general business
needs.

11.28 In terms of the strategic allocations of the emerging Local Plan, Table 61 makes a

number of recommendations.

Table 61– Recommendations for Emerging Strategic Allocations

Proposed
Allocation

Comment

North East
Leicester SUE

Proposals here appear to be proceeding at a pace, without the need for
public sector intervention.
Development at the 13 ha employment site is likely to be -mid-sized
industrial space which could potentially meet some of the present need for
premises of 2,000-7,000 sqm locally, as well as some of the requirements
of Leicester
However, infrastructure needs and current timescale and phasing mean
that much of the employment land will only be delivered later in the Plan
Period and some may not come forward until after 2028.
The Council should consider if there are opportunities to deliver
employment uses earlier in the development process to meet more
immediate requirements.

North of
Birstall
(Broadnook
Garden
Suburb)

Proposals here appear to be proceeding at a pace without the need for
public sector intervention.
The promoter envisages the employment land being developed primarily
for a B1 business park, including a significant element of high quality
offices.  These aspirations will need to be balanced against the
employment land needs arising in the Housing Market Area, notably unmet
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Proposed
Allocation

Comment

needs for B1(c) / B2 and small B8 uses within Leicester City and the
sequential tests of the NPPF which direct office uses towards town centres.
Based on the performance of existing schemes in the area the promoter's
vision for the delivery of a high quality business park would be the likely to
succeed.
However, the question for the Council to consider is whether the high
quality office space envisaged here is compatible with strategic policy and
identified needs. At a commercial level there are questions too as to
whether such accommodation will be affordable to local firms and if the
present emphasis on smaller (less than 1,000 sqm) space is reflective of
demand.

Watermead
Regeneration
Corridor
Direction of
Growth

Although there are no immediate plans to bring this forward it is considered
that development could still happen comparatively quickly as the existing
high quality business parks which anchor this location are approaching
capacity and at least some of the land is under developer ownership.
It is assumed that development here will be for a good quality business
park of primarily B1 uses. However, past development patterns suggest
there is more scope for larger B2 and B8 operations here.
There is likely to be an urgent need for further land and premises in
Syston/Thurmaston, in the middle of the Plan period, when existing sites
are developed out.
The Council should work with owners and developers to ensure that land
can be brought forward quickly when that need emerges.

West of
Loughborough
SUE

Proposals here are being taken forward, with the recent submission of an
outline planning application.
Again the issue is that employment land here is only likely to be brought
forward later in the plan period, i.e. after 2023, and cannot support more
immediate requirements.
The Council should consider if there are opportunities to deliver
employment uses earlier in the development process.
Reflecting initial landowner/developer aspirations employment land should
also be considered for the development of larger B8 logistics uses. This
could help Charnwood secure a share of the wider logistics market of
Leicestershire. However, even on a 16 ha site, the amount of logistics
space that could be delivered (i.e. some 62,000 sqm) would not be
extensive.

Source: BE Group, 2014

11.29 As is noted in Section 9.0, while a case can be made for the protection of the 77 ha

Science and Enterprise Park expansion land for research and development uses, it is

far from a definitive one. Demand is felt to exist by the University, backed up by past

research. However, there is a lack of hard and up to date evidence for demand here

and the University has only just begun to market the wider supply.

11.30 While it is recommended that the Council do continue to protect this land for

appropriate science uses, regular ongoing monitoring and research will be required

to ensure that ongoing land take-up is matching that projected by the University and

other stakeholders. If significant further take-up of Science and Enterprise Park land
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is not recorded then, in the light of county-wide evidence of demand for logistics

uses, the allocation of some or all of this site for science and technology uses will

have to be re-evaluated.

Recommendation 4 – Future Reviews
11.31 Whilst BE Group does not recommend the allocation of a further quantum of land,

beyond that proposed in the emerging Local Plan, conditions in the Borough’s new

strategic allocations are evolving. In addition there is a need for a range of local

employment sites to meet more immediate needs and for ongoing assessment of the

take-up at the Science and Enterprise Park. In view of these factors Charnwood

should review its employment land portfolio at intervals of around three years.  This is

also broadly in accordance with the NPPF which recommends regular monitoring and

review of the local land supply to ensure a robust evidence base.

External Influences

Recommendation 5 – Maintain Awareness of External Influences
11.32 As a first point, Charnwood Borough Council must recognise its role, together with

the other Leicestershire authorities, in developing the county’s economy.  In this

respect they are interconnected, to varying degrees, on a number of levels.  Because

of its location Charnwood also has a similar relationship with one local authority in

Nottinghamshire.

11.33 Discussions with the adjoining local authorities of Leicestershire and Nottinghamshire

indicate that they all have sufficient land allocations (both existing and proposed) to

meet their projected needs. There is therefore no immediate need for them to look to

Charnwood for support in land provision. The main exception, Leicester City, has

been considered above.

11.34 However, there are a number of other issues and opportunities in which the wider

area local authorities’ interests will overlap, and where joint working is advisable.  For

example, the joint need for, and provision of, logistics premises along the M1

Corridor or the opportunities and constraints of further employment led development

along the A6 and A46 Corridors.
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Appendix 1 – List of Consultees

3DX-Ray
3M Health Care
Active Remedial Solutions
Bidwells
Blaby District Council
Charles Street
Charnwood Borough Council
Dalycom
Elliot Transport Service
Fisher Scientific
Force Engineering
GLW Feeds
Harborough District Council
Hawksmoor
Hinckley and Bosworth Borough Council
Intelligent Energy
Interserve Construction
Jayplas
Jones Long LaSalle
Lambert Smith Hampton
Leicester City Council
Leicestershire and Leicester Enterprise Partnership
Leicestershire County Council
Loughborough University
Mather Jamie
Meggit Polymers and Composites
Melton Borough Council
North West Leicestershire District Council
Oadby and Wigston Borough Council
Preci-Spark
Qualvis Printing
Raynsway Properties
Rushcliffe Borough Council
Urgo
Will Anthill Planning Consultants
Wilson Bowden
Yorkshire Biotec
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Appendix 2 – Enquiries Analysis
Table A2.1 – LLEP Enquiries 2005-2013 Locations Desired – Industrial
Location 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent
Leicester City 165 690 410 246 79 115 173 260 195 2,333 18.9
Blaby 84 441 287 216 59 69 108 215 176 1,655 13.4
Charnwood 103 418 290 228 71 78 126 233 178 1,725 14.0
Harborough 43 298 190 154 31 48 76 155 120 1,115 9.0
Hinckley and Bosworth 81 417 268 186 54 61 95 199 187 1,548 12.5
Melton 46 260 161 124 25 38 62 120 89 925 7.5
North West Leicestershire 101 329 264 140 70 77 154 237 205 1,577 12.8
Oadby and Wigston 73 419 245 163 58 75 116 200 132 1,481 12.0
Total 696 3,272 2,115 1,457 447 561 910 1,619 1,282 12,359 100

Source: LLEP 2014

Table A2.2 – LLEP Enquiries 2005-2013 Locations Desired – Office
Location 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent
Leicester City 87 280 184 88 43 73 82 87 58 982 19.5
Blaby 44 167 134 85 30 38 41 73 55 667 13.2
Charnwood 44 186 146 83 36 43 51 60 47 696 13.8
Harborough 20 145 113 66 27 27 31 49 40 518 10.3
Hinckley and Bosworth 29 133 118 73 26 35 35 53 54 556 11.0
Melton 16 117 83 64 21 22 28 43 30 424 8.4
North West Leicestershire 41 148 134 71 26 41 53 51 55 620 12.3
Oadby and Wigston 34 151 117 73 21 40 44 63 41 584 11.6
Total 315 1,327 1,029 603 230 319 365 479 380 5,047 100

Source: LLEP 2014
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Table A2.3 – LLEP Enquiries 2005-2013 Locations Desired – Serviced Offices
Location 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent
Leicester City 23 100 90 44 15 42 38 40 32 424 16.8
Blaby 14 78 82 35 7 29 20 36 23 324 12.8
Charnwood 16 93 70 38 14 29 30 37 25 352 13.9
Harborough 12 72 66 23 8 20 19 25 16 261 10.3
Hinckley and Bosworth 14 76 71 34 7 21 23 27 22 295 11.7
Melton 14 66 56 26 6 19 14 21 15 237 9.4
North West Leicestershire 19 66 73 28 5 23 36 35 32 317 12.5
Oadby and Wigston 17 85 74 28 7 30 23 35 17 316 12.5
Total 129 636 582 256 69 213 203 256 182 2,526 100.0

Source: LLEP 2014

Table A2.4 – LLEP Enquiries 2005-2013 Locations Desired – Land
Location 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total Percent
Leicester City 6 12 19 11 1 12 7 7 4 79 15.7
Blaby - 8 17 10 - 10 7 8 3 63 12.5
Charnwood 2 6 18 9 - 10 8 8 1 62 12.4
Harborough - 7 18 10 - 9 5 7 3 59 11.8
Hinckley and Bosworth - 11 18 10 - 9 6 7 3 64 12.7
Melton 1 8 17 6 - 8 4 5 1 50 10.0
North West Leicestershire 2 10 17 13 - 11 7 8 3 71 14.1
Oadby and Wigston - 7 17 6 - 9 6 7 2 54 10.8
Total 11 69 141 75 1 78 50 57 20 502 100.0

Source: LLEP 2014
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Appendix 3 – Charnwood Vacant Property Schedules

Table A3.1 – Schedule of Industrial Premises

Property Settlement Tenure Quality Size, Sqm

North Road, Charnwood
Business Park

Loughborough Either Average 18,841

17  Pinfold Road Thurmaston Either Average 3,382

Hanger 2, Wymeswold
Industrial Park

Burton On The Wolds Leasehold Good 2,677

Empress Road Loughborough Leasehold Budget 1,856

Former National Grid Unit,
Messenger Close

Loughborough Leasehold Average 1,691

Unit 4, Belton Road West
Extension

Loughborough Either Average 1,274

Design House, Rearsby
Business Park, Gaddesby
Lane

Rearsby Leasehold Good 1,224

Unit E, Wymeswold Industrial
Park

Burton On The Wolds Leasehold Good 1,130

Unit 4, Illuma House, Gelders
Hall Road, Gelders Hall Road
Industrial Estate

Shepshed Either Average 940

Unit E1, Wymeswold Industrial
Park

Burton On The Wolds Leasehold Good 838

Synergy House, Lisle Street Loughborough Leasehold Average 837

Part, Unit 7, Pinfold Road Thurmaston Leasehold Average 637

28-30 Hayhill Industrial Park Barrow Upon Soar Leasehold Average 603

12 King Edward Road Loughborough Leasehold Average 575

31E Gelders Hall Road,
Gelders Hall Road Industrial
Estate

Shepshed Leasehold Average 536

Unit 4A, Queniborough
Industrial Estate, Melton Road

Queniborough Leasehold Average 501

17 Langham Road Thurmaston Leasehold Average 433

Cumberland Road Loughborough Freehold Average 432

Unit 5, Knights Close, Earls
Way

Thurmaston Leasehold Average 371

Rear Warehouse, 12 King
Edward Road

Loughborough Leasehold Average 357

14 Craddock Street Loughborough Freehold Average 315

Unit 3, Prince William Way Loughborough Leasehold Average 233

Unit 9, Oaks Industrial Estate,
Festival Drive

Loughborough Leasehold Good 232
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Property Settlement Tenure Quality Size, Sqm

Former Woodstream Unit,
Falcon Industrial Park,
Meadow Lane

Loughborough Freehold Average 231

Unit 24b, Monarch Way Loughborough Leasehold Average 193

Units A4-5, Bridge Park Road Thurmaston Leasehold Good 188

Unit 4, Oaks Industrial Estate,
Festival Drive

Loughborough Leasehold Good 153

Cotes Yard, Duke Street Loughborough Freehold Budget 140

Unit 64A, Wymeswold
Industrial Park

Burton On The Wolds Leasehold Average 130

Unit 5, Oaks Industrial Estate,
Festival Drive

Loughborough Leasehold Good 116

15 Langham Road Thurmaston Leasehold Average 70

Gladstone Street Loughborough Freehold Budget 67

Unit 2, Wymeswold Industrial
Park

Burton On The Wolds Leasehold Good 62

Unit 1, Wymeswold Industrial
Park

Burton On The Wolds Leasehold Good 45

Unit 3, Wymeswold Industrial
Park

Burton On The Wolds Leasehold Good 45

Source: BE Group, 2014
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Table A3.2 – Schedule of Office (and Laboratory) Premises

Property Settlement Tenure Quality Size, Sqm

Beacon (Building 28),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 15,762

Quorn (Building 21),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 13,645

Abby (Building 29), Charnwood
Biomedical Campus*

Loughborough Leasehold Good 12,500

Woodhouse (Building 29),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 11,767

Demsey (Building 42),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 10,508

Bradgate (Building 23),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 5,964

Jubilee (Building 39),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 5,900

Charnwood (Building 47),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 4,375

Oakham (Building 80),
Charnwood Biomedical
Campus*

Loughborough Leasehold Good 3 ,955

Office,  Area FB, Charnwood
Wing, Loughborough Science
and Enterprise Park, Ashby
Road

Loughborough Leasehold Good 500

First Floor, Sital House,
Cattlemarket

Loughborough Leasehold Average 329

Second Floor, Sital House,
Cattlemarket

Loughborough Leasehold Average 329

Building 2, Charnwood Edge,
Syston Road

Cossington Leasehold Good 327

Third Floor, Sital House,
Cattlemarket

Loughborough Leasehold Average 312

Building 1, Illuma Office Park,
Gelders Hall Road, Gelders
Hall Road Industrial Estate

Shepshed Leasehold Average 249

55-56 Woodgate Loughborough Either Average 230

Building B2, Illuma Office Park,
Gelders Hall Road, Gelders
Hall Road Industrial Estate

Shepshed Leasehold Average 224



Employment Land Review
Charnwood Borough Council

4C137(e)/Final Report/November 2014/ BE Group Appendix 3 – Page 4 Appendix 2 – Page 4

Property Settlement Tenure Quality Size, Sqm

First Floor, 2C The Half Croft Syston Leasehold Budget 198

First and Second Floor, 25
Swan Street

Loughborough Leasehold Average 150

1-1A Queen Street Shepshed Freehold Average 136

202 Ashby Road Loughborough Freehold Average 124

39 Baxter Gate Loughborough Leasehold Budget 100

15A Dorothy Avenue Thurmaston Leasehold Average 85

Unit 18, Oak Business Centre,
79-93 Ratcliffe Road

Sileby Leasehold Average 73

Brook Barn, Seagrave Road Thrussington Leasehold Good 52

Unit 22, Oak Business Centre,
79-93 Ratcliffe Road

Sileby Leasehold Average 46

Office 5, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 33

Office 4, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 30

Office 9, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 29

Annex Room 1, Room to Work,
35-37 High Street

Barrow Upon Soar Leasehold Good 28

Suite 31, Loughborough
Technology Centre, Epinal
Way

Loughborough Leasehold Good 26

Office 3, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 25

Office 2, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 23

Annex Room 2, Room to Work,
35-37 High Street

Barrow Upon Soar Leasehold Good 23

Office 10, Brooklyn House,
Brook Street

Shepshed Leasehold Good 21

Office 7, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 20

Office, Loughborough
Innovation Centre, Area FA,
Charnwood Wing,
Loughborough Science and
Enterprise Park, Ashby Road

Loughborough Leasehold Good 20

Office 11, Brooklyn House,
Brook Street

Shepshed Leasehold Good 19

Office 14, Ark Business
Centre, Meadow Lane
Industrial Estate, Gordon Road

Loughborough Leasehold Good 17

Office 6, Room to Work, 35-37 Barrow Upon Soar Leasehold Good 16
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Property Settlement Tenure Quality Size, Sqm
High Street

Annex Room 3, Room to Work,
35-37 High Street

Barrow Upon Soar Leasehold Good 16

Office  9, Ark Business Centre,
Meadow Lane Industrial
Estate, Gordon Road

Loughborough Leasehold Good 15

Office 16, Ark Business
Centre, Meadow Lane
Industrial Estate, Gordon Road

Loughborough Leasehold Good 15

Office 8, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 14

Office 12, Brooklyn House,
Brook Street

Shepshed Leasehold Good 13

Office 1, Room to Work, 35-37
High Street

Barrow Upon Soar Leasehold Good 13

Source: BE Group, 2014

*Whole building sizes shown. In practice each property could be sub-divided in a number of ways. Premises are
a primarily a mixture of laboratory and office space, but do include some specialist manufacturing facilities.
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Appendix 4 – Potential Employment Sites Monitoring Appraisal

The Council track a large number of sites as part of its annual monitoring.  However an

assessment of them indicates that most are to be excluded on the basis that they are below

the 0.25 ha/500 sqm threshold (contained in Planning Practice Guidance - Housing and

Economic Land Availability Assessment), or refer to building conversions, changes of use or

rebuilds rather than being sites. In most cases the proposed employment floorspace has

been given an equivalent employment land figure using a multiplier of 3,900 sqm/ha. This

equates to a typical industrial estate/business park development density for both office and

industrial schemes. This appendix outlines the assumptions made about sites included in

the Council’s monitoring records, explaining why certain sites have been deleted or why

revised site areas have been used.

Table A4.1 – Employment Sites Monitoring Appraisal*

Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Consents Granted before 31st March 2013
Rebuild/Building
conversion

P/09/1895/2 Lower Lenthill
Farm, land to
rear of 122
Main Street,
Newtown
Linford,
Leicester, LE6
0AF

50 0.01

Change of Use of barn to
B1 office use.
Below 0.25 ha/500 sqm
threshold.
Excluded

Employment
site

P/11/0967/2 Rearsby
Business Park,
Gaddesby
Lane, Rearsby,
Leicestershire,
LE7 4YH

5,240 1.10

Renewal of planning
permission P/08/1899/2 -
erection of a mixed use
B2/B8 industrial unit
(5,240 sqm) and
associated landscaping
bund.
Included

Employment
site

P/10/1932/2 Renfinish
House, Unit
30a, Gelders
Hall Road,
Shepshed,
Loughborough,
Leicestershire,
LE12 9NH

280 0.07

Two storey extension to
warehouse and additional
car parking.
Below 0.25 ha/500 sqm
threshold.
Excluded

Rebuild/Building
conversion

P/10/1349/2 24 Albion
Street, Anstey,
Leicester, LE7
7DD

30 0.008

Erection of first floor
extension to building.
Excluded as building
conversion

Employment
site

P/10/1371/2 Land ad. 39
Pear Tree
Farm, Old
Parsonage
Lane, Hoton,

492 0.13

Erection of an office and
storage building, cycle
store, carports and
parking, access and other
associated works.
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Leicestershire, Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/10/1552/2 290
Charnwood
Road,
Shepshed,
Loughborough,
LE12 9EN

150 0.04

Erection of extension to
side of workshop building.
Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/10/1951/2 Merriman Ltd,
Syston Road,
Cossington,
Leicestershire,
LE7 4UZ 1,149 0.80

Extend time limit for
implementation of
planning permission
P/07/2548/2.(Erection of
3-storey office building
with basement storage,
landscaping and parking).
Included

Employment
site

P/10/2477/2 Land to rear of
58 Leicester
Road
Loughborough
Leics LE11
2AG
(FRONTING
MOIRA
STREET)

200 0.05

Erection of a light
industrial unit (Class B1).
Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/10/2540/2 Moir & Wade
Design Ltd
Nelson Street
Syston
Leicester LE7
2JQ

4 0.001

Erection of single storey
extension and extract duct
to factory following part
demolition of building.
Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/10/2014/2 Unit 61,
Wymeswold
Industrial Park,
Wymeswold
Lane,
Wymeswold,
Loughborough,
LE12 5TY

1,170

0.92

Construction of paper and
plastic waste storage and
processing
(sorting/baling/granulating)
building (unit A) for use in
conjunction with
established recycling
facility including service
area. (LCC ID No.
2010/C361/02)
Included

Employment
site

P/10/2018/2 Unit 61,
Wymeswold
Industrial Park,
Wymeswold
Lane,
Wymeswold,
Loughborough,
LE12 5TY

1,728

Construction of paper and
plastic waste storage and
processing
(sorting/baling/granulating)
building (unit B) for use in
conjunction with
established recycling
facility, including service
yard areas. (LCC ID No.
2010/C362/02)
Included
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Specialist
Facility

P/11/1039/2 Household
Waste
Recycling
Centre Railway
Terrace
Loughborough
Leicestershire

1,093 0.28

LCC Reg 3 Application.
Waste Transfer Station.
(LCC ID No.
2011/L448/02)
Excluded as specialist
facility

Land loss P/11/0398/2 Dawson House
63 Forest Road
Loughborough
Leicestershire
LE11 3NW

-172 -0.04

Change of Use from Office
(B1) to residential dwelling
(C3).
Excluded as loss of
employment land

Employment
site

P/11/0244/2 Preci Spark
Limited
Railway
Terrace
Loughborough
Leicestershire
LE11 1HW

2,496 0.64

Erection of 3 storey
factory extension
incorporating 2 floors of
production capacity and
roof level parking and
access ramp.
Included

Land loss P/11/0881/2 25 Villency
Court 62
Nottingham
Road
Loughborough
Leicestershire
LE11 1EB

-56 -0.01

Change of Use of office
(use class B1) to
residential (use class C3).
Excluded as loss of
employment land

Employment
site

P/11/1257/2 Langrop
Engineering
Company
Limited
Cropston Road
Anstey
Leicestershire
LE7 7BP

56 0.01

Erection of a new
commercial garage
workshop.
Below 0.25 ha/500 sqm
threshold
Excluded

Change of Use P/11/1863/2 Rohde Shoes
Fosse Way
Syston
Leicestershire
LE7 1NE 0 -

Change of Use from
existing warehouse (B8) to
food production factory
(B2).
Change of use within the
B Classes (no new
employment
land/premises proposed)
Excluded

Employment
site

P/11/1940/2 Jayplas Cotton
Way
Loughborough
Leicestershire
LE11 5FJ

952 0.24

Extension to industrial
building.
Included

Change of Use P/11/2467/2 Cavill
Fabrications
Station Avenue
Loughborough
Leicestershire

0 -

Change of use of existing
industrial unit to car sales
and servicing garage.
Loss of B Class premises
to Sui Generis
Excluded

Change of Use P/11/2207/2 Former Stead
& Simpson
Building Fosse

0 -
Change of use for the
main warehouse area
from B8 Storage and
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Way Syston
Leicestershire
LE7 1NE

Distribution to B8 and B2
General Industrial.
Change of use within the
B Classes (no new
employment
land/premises proposed)
Excluded

Employment
site

P/11/1520/2 Quorn Mills
Leicester Road
Quorn
Leicestershire
LE12 8ES 272 0.07

Erection of single storey
extension to side of
factory and change of use
to car park on land
adjacent to Stafford Lodge
nursing home.
Below 0.25 ha/500 sqm
threshold
Excluded

Land loss P/12/0314/2 29 Park Road
Loughborough
Leicestershire
LE11 2ED 0 -

Change of Use from
commercial offices to
residential with residential
parking for 1 space to the
rear.
Excluded as loss of
employment land

Rebuild/Building
conversion

P/12/0417/2 17 Bakewell
Road
Loughborough
Leicestershire
LE11 5QY 119 0.03

Erection of first floor
extension to building,
erection of 1.75m high
wall and railings, formation
of new access cladding
and alterations.
Excluded as building
conversion

Employment
site

P/12/0312/2 Jayplas
Weldon Road
Loughborough
Leicestershire

800 1.50

Erection of maintenance
depot building and
HGV/trailer parking (part
retrospective).

Land loss P/12/0937/2 643C Melton
Road
Thurmaston
Leicestershire
LE4 8EB

0 -

Change of use from
warehouse to car sales
and offices.
Loss of B Class premises
to Sui Generis
Excluded

Change of Use P/12/0933/2 36 King Street
Sileby
Leicestershire
LE12 7NA

100 0.03

Change of use of Public
House to shops (A1) and
offices (B2) and erection
of 3 dwellings to rear and
2 dwellings to the side of
Public House.
Below 0.25 ha/500 sqm
threshold
Excluded

Rebuild/Building
conversion

P/12/1151/2 1 Mountsorrel
Lane Rothley
Leicestershire
LE7 7PS 0 -

Change of use of ground
floor to mixed use of Dolls
House Shop (Class A1)
and Coffee Shop (Class
A3). First floor front room
from Office (Class B1) to
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Showroom Dolls House
(Class A1).
Excluded as building
conversion

Land loss P/12/0701/2 27 Duke Street
Loughborough
Leicestershire
LE11 1ED

0 -

Change of use from
warehouse/retail (Class
B8/ A1) to service and
repair for motor vehicles
(Sui Generis).
Resubmission - Refusal
P/11/2731/2 refers.
Loss of B Class premises
to Sui Generis
Excluded

Land loss P/12/1276/2 26 King Street
Sileby
Leicestershire
LE12 7NA 0 -

Change of use from
ground floor offices (Class
B1) to residential (Class
C3).
Excluded as loss of
employment land

Land loss P/12/1132/2 St Winefrides
Playgroup 43
Garendon
Road
Shepshed
Leicestershire
LE12 9NU

0 -

Change of use from
Hosiery (Class B1) to Play
Group (Class D1) to
ground floor of building.
Excluded as loss of
employment land

Land loss P/12/1195/2 Unit 33 Jubilee
Drive
Loughborough
Leicestershire
LE11 5XS

0 -

Change of use to MOT
testing centre and vehicle
repairs.
Loss of B Class premises
to Sui Generis
Excluded

Employment
site

P/12/0707/2 243 Derby
Road
Loughborough
Leicestershire
LE11 5HJ

180 0.05

Erection of storage
building. Use Class B8.
Below 0.25 ha/500 sqm
threshold.
Excluded

Employment
site

P/12/1431/2 Rover Building
Rearsby
Business Park
Gaddesby
Lane Rearsby
Leicestershire
LE7 4YH

1,223 0.40

Erection of extension to
building for office and
ancillary space (Mixed use
B2/B8)
Included

Employment
site

P/12/0972/2 Unit 65
Wymeswold
Industrial Park
Wymeswold
Road Burton
On The Wolds
Loughborough
Leicestershire
LE12 5TR

176 0.05

Erection of
industrial/warehouse
building (Class B1/B8).
Below 0.25 ha/500 sqm
threshold.
Excluded

Land loss P/12/1484/2 Unit 8 Earls
Close 0 - Change of use class from

B1 (light industry) to Sui
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Thurmaston
Leicestershire
LE4 8FZ

Generis (car storage and
sales)
Loss of B Class premises
to Sui Generis
Excluded

Land loss P/12/1636/2 7 High Street
Quorn
Loughborough
LE12 8DS

0 -

Change of use from
Parish Offices (B1) to
shop (A1)
Excluded as loss of
employment land

Land loss P/12/1796/2 Unit 5A & 5B
Great Central
Trading Park
Great Central
Road
Loughborough
Leicestershire
LE11 1RW

0 -

Change of use from
offices, industrial, storage
and distribution (Class B1,
B2 and B8) to gymnasium
(Class D2).
Excluded as loss of
employment land

Land loss P/12/1961/2 Jonathan Dean
Textiles Ltd
The Old Coach
House
Wharncliffe
Road
Loughborough
Leicestershire
LE11 1SN

0 -

Change of Use from
warehouse (use class B8)
to commercial (Use Class
D1) ground floor units with
2 one bedroom flats
above. Installation of roof
lights and external
alterations. Revised
scheme Withdrawn
application P/12/0710/2
refers.
Excluded as loss of
employment land

Land loss P/12/2153/2 28 Wellington
Street Syston
Leicestershire
LE7 2LG

0 -

Change of use from
industrial unit (Class B2)
to funeral parlour.
Excluded as loss of
employment land

Land loss P/12/2101/2 Unit 12 Pinfold
Road
Thurmaston
Leicestershire
LE4 8AS

60 -

Change of use to vehicle
hire depot (sui generis)
and erection of valet bay
building.
Loss of B Class premises
to Sui Generis
Excluded

Employment
site

P/12/2099/2 Trinity
Resource
Centre Trinity
Street
Loughborough
Leicestershire
LE11 1BY

360 0.09

Change of use from
training centre (D1) to
offices (B1).
Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/12/2019/2 27 Burton
Street
Loughborough
Leicestershire
LE11 2DT

100 0.03

Change of use from Class
C3 residential to Class B1
Offices
Below 0.25 ha/500 sqm
threshold
Excluded
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Land loss P/12/2352/2 The Old
Woodyard 102
Prestwold Lane
Prestwold
Leicestershire
LE12 5SH

0 -

Change of use of
commercial unit (Class
B1a) to residential (Class
C3).
Excluded as loss of
employment land

Land loss P/12/2536/2 Unit 2 Price
Shepshed
Factory Great
Central Road
Loughborough
LE11 1RW

0 -

Change of use from
storage (Class B8) to
indoor skate park (Class
D2).
Excluded as loss of
employment land

Specialist use P/12/2370/2 Great Central
Railway
Swithland
Sidings off The
Ridings
Rothley
Leicestershire

1,235 0.32

Erection of a shed to
house railway carriages.
Excluded as specialist
transport use

Rebuild/Building
conversion

P/12/2421/2 Paul S Winson
Coaches
Limited Royal
Way
Loughborough
Leicestershire
LE11 5XR

62 0.02

Erection of two storey
office building and part
demolition of garage/office
building.
Excluded as rebuild and
below size threshold

Change of Use P/12/2612/2 10 Great
Central Road
Loughborough
Leicestershire
LE11 1RW 0 -

Change of use from retail
(A1) to office (B1[a]).
Erection of 1 metre high
fence to front and side
boundary and railings
above side wall of
building.
Excluded as change of
use

Change of Use P/13/0036/2 Rohde Shoes
Fosse Way
Syston
Leicestershire
LE7 1NL 0 -

Change of use from
storage and distribution
(Class B8) to general
industrial (Class B2).
Change of use within the
B Classes (no new
employment
land/premises proposed)
Excluded

Employment
site

P/13/0123/2 Jay Plas Astra
Zeneca
Bakewell Road
Loughborough
Leicestershire
LE11 5RH

154 0.04

Erection of extension to
create Vehicle
Maintenance Unit.
Below 0.25 ha/500 sqm
threshold
Excluded

Employment
site

P/13/0083/2 College Garth
Derby Road
Hathern
Leicestershire
LE12 5LD

0 -

Change of use of
commercial dog boarding
kennels to a storage and
distribution use (Class
B8).
Excluded as change of
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

use
Change of Use P/13/0224/2 Unit 2,

Woodside
Business Park
Anstey Lane
Anstey
Leicestershire
LE7 7JA

0 0.72

Change of Use of land
from Sewage Works (sui
generis) to Woodyard
(B2).(Revised scheme
P/12/2374/2 refers)
Change of use for specific
company rather than
development land
Excluded

Consents Granted after 31st March 2013**
Retrospective
Application

P/12/1964/2 The Bridge
Works 1
Leicester Road
Anstey
Leicestershire
LE7 7AT

900 0.23

Change of use from
Manufacturing (B1/B2) to
Warehouse (B8).
Retrospective Application ,
development already
taken place
Excluded

Change of Use P/13/0504/2 Unit 3 Coal
Cart Road
Birstall
Leicestershire

0 -

Change of use from
general industrial and
offices (Class B1 and B2)
to storage and distribution
(Class B8).
Change of use within the
B-Classes (no new
employment land created)
Excluded

Employment
Site

P/12/2426/2 Land at
Loughborough
Road Rothley
Leicestershire

14,447 11.40

Erection of a building for
warehouse/distribution
(class B8) use with
associated access,
parking and landscaping
provisions and outline
permission to erect
buildings for light industry
(B1), general industry B2
and
warehouse/distribution
(B8) with associated
access, parking,
landscaping and service
provision
Included

Rebuild/Building
conversion

P/14/0098/2 ADT Fire &
Security Plc
Bridge Park
Road
Thurmaston
Leicestershire
LE4 8BL

0 -

Alterations to building to
create additional industrial
unit (B1).
Excluded as building
rebuild/conversion.

Specialist
Facility

P/13/2338/2 Land at
Ingleberry
Road,
Shepshed,
Leicestershire,
LE12 9EF

1,093 0.28

LCC Reg 3 Application.
Waste Transfer Station.
(LCC ID No.
2013/CM/0347/LCC)
Excluded as specialist
facility
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Category App. No. Address Proposed
floorspace,

sqm

Size,
ha

Comment

Land loss P/14/0719/2 Unit 8 Prince
William Road
Loughborough
Leicestershire
LE115GU

0 -

Part change of use from
storage (class B8) to retail
and storage (classes A1 &
B8). (Retrospective
application)
Excluded as (primarily) a
land loss

Change of Use P/14/0760/2 Unit 22 Jubilee
Drive
Loughborough
Leicestershire
LE11 5XS

149 0.04

Change of use to micro
brewery (Class B2) with
various associated
alterations to building.
Excluded as change of
use

Employment
site

P/14/0632/2 Unit 2
Charnwood
Edge Syston
Road
Cossington
Leicestershire
LE7 4UZ

150 0.03

Erection of storage
building.
Below 0.25 ha/500 sqm
threshold
Excluded

Change of Use P/13/2479/2 13 Moira Street
Loughborough
Leicestershire 0 -

Change of use from A1 to
B1 Class 3 for light
industry.
Excluded as change of
use

Employment
site

P/13/0283/2 Unit 7
Messenger
Close
Loughborough
Leicestershire
LE11 5SR

360 0.09

Erection of warehouse
with B2 use class.
Below 0.25 ha/500 sqm
threshold
Excluded

Change of Use P/13/0814/2 Unit 9-10 The
Warren East
Goscote
Leicestershire
LE7 3XA

Retention for a change of
use from light industrial
(Class B1) to warehousing
(Class B8) with ancillary
showroom and office
space
Change of use within the
B-Classes (no new
employment land created)
Excluded

Employment
site

P/13/0810/2 Unit 65
Wymeswold
Industrial Park
Wymeswold
Lane
Wymeswold
Leicestershire

414 0.10

Erection of industrial unit
(Class B2) following
demolition of existing
building. (Revised scheme
- P/12/0972/2 refers)
Below 0.25 ha/500 sqm
threshold
Excluded

Source: BE Group/CBC, 2014
*The 37.27 ha of employment land remaining on Charnwood’s allocated employment sites are discussed
separately in Section 6.0.
**Several of the consents highlighted here relate to allocated employment land. Such permissions are considered
in the context of the allocated site in Section 6.0.
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Appendix 5 – Site Proformas

The employment land site proformas relate to undeveloped land (or a significant

redevelopment opportunity) which are allocated for employment in the Local Plan (policies

E/4-E/11) or comprise identified planning consents in the Annual Monitoring Report (AMR).

These proformas are linked to the analysis in Section 6.0 of the main Employment Land

Review document.
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Site Name The Warren, East Goscote
Policy Reference 61SW026
Owner Jelson
Agent Innes England
Size, ha 4.22
Market Availability Not available
Planning Status
(Allocated Uses)

Allocated for B2, B8
Original Outline planning Consent achieved in 2001 (App. No.
P/99/2369/2). Various Reserved Matters and Discharge of
Conditions consents have followed.

Proposal Former Sewage Works (now cleared) within the Warren Industrial
Estate, consented for B2 and B8 uses.

Constraints Flood risk area to the south (Policy EV/27, Protection of
Floodplains)
Green Wedge land to the south (Policies CT/1, CT/3, CT/6, CT/9)

Comments Approx. 12 B2 industrial units developed in the north of the site.
Access road in place.
No identified timetable for completing the development. Long
term proposals.

Likely development
potential

Industrial

Potential guidance
market segment uses

General Business/Industrial Area

Serviced No
Availability, years 3-5
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Site Name Science Park, Ashby Road, Loughborough
Policy Reference E/4
Owner Loughborough University
Agent -
Size, ha 7.80
Market Availability On the market
Planning Status
(Allocated Uses)

Allocated for B1
Outline permission for 42,842 sqm of B1 floorspace on 10.7 ha in
2007 (App. No. P/07/3548/2)
Reserved Matters consent for the formation of access roads,
landscaping and associated infrastructure in the area (App. No.
P/14/0322/2)

Proposal The University is currently seeking Reserved Matters consent
(App. No. P/14/1043/2) for a new 3,032 sqm Innovation Centre
on 0.8 ha of land north of Oakwood Drive and west of SportPark.
If approved, the new Innovation Centre would accommodate a
mix of new tenants and existing occupiers (occupying 20-40
percent of the space) who would be relocated from the present
Charnwood Wing. The Charnwood Wing would then be marketed
to new occupiers who could potentially make use of the specialist
laboratory and research facilities available here.

The University has also recently secured Reserved Matters
consent for the formation of access roads, landscaping and
associated infrastructure in the area. Overall there are some
eight plots remaining in this area which are being marketed on a
design and build basis. Modest interest in this land to date. It is
expected that an element of the land will accommodate
companies expanding out of the Innovation Centre although the
mechanism by which new space would be provided to them has
still to be determined.

Constraints Holywell Wood to the south (Site of Regional, County and District
Level Ecological Interest, Policy EV/22)

Comments Remaining  land, along with the 24.5 ha to the west, is now being
marketed for:
 Purpose-build developments for sole and shared occupancy

3,000 – 10,000 sqm
 Major opportunities for investment, sole occupancy

10,000 – 50,000 sqm.

Allocated for B1 and available for research and development
functions only.

Likely development
potential

Office (research and development related)

Potential guidance
market segment uses

Established/Potential Office Locations
High Quality Business Parks
Research and Technology/Science Parks

Serviced No
Availability, years 1-3
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Site Name Loughborough Industrial Park, Loughborough
Policy Reference 52SW017
Owner Charnwood Borough Council (Messenger Close plot) Jayplas

(Weldon Road plot)
Agent -
Size, ha 1.00
Market Availability Potentially Available
Planning Status
(Allocated Uses)

Allocated for B1, B2, B8
The Weldon Road plot continues to benefit from the outline
consent (obtained by AstraZeneca in 1999) for a new
pharmaceutical research and development facilities, ancillary
offices and sports and social facilities (App. No. P/99/0468/2)

Proposal Site comprises two plots:
Messenger Close plot: No proposals at present. The Council is
currently reviewing its land portfolio against the needs of SME
businesses in the area. Should a need be identified the land
could be developed for further small business accommodation.
Weldon Road plot: Falls within the secure Loughborough
Biomedical Campus. The Campus Masterplan identifies this land
for the development of three further office/research and
development buildings. The land has also been identified for a
hotel along with associated landscaping on the edge of the water
body to the west.

Constraints Proposed new road passes through the site (Policy TR/4(ii))
Open Spaces of Special Character (Policy EV/18) to west

Comments Messenger Close plot: Land represents the remaining plot within
the Messenger Close industrial area. It would be suitable for the
development of further B1(c)/B2 industrial premises.
Weldon Road plot: Part of Loughborough Biomedical Campus,
development here will be dependent on the success of the
success of the existing campus properties in attracting tenants.
This land was originally Council owned, but was sold to
AstraZeneca with an option to buy back if development did not
proceed. Again the Council is reviewing its options in this regard,
considering the likelihood of its development within the
Biomedical Campus against the need for more land for
micro/small business development in Loughborough.

Likely development
potential

Office/Industrial

Potential guidance
market segment uses

Established/Potential Office Locations
High Quality Business Parks
Research and Technology/Science Parks
General Business/Industrial Areas
Incubator/SME Cluster Sites
Sites for Specific Occupiers

Serviced No
Availability, years 3-5
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Site Name Dishley Grange, Hathern
Policy Reference E/5(c)
Owner Multiple owners (including Charnwood Borough Council).

William Davis Ltd hold an option on the land
Agent Signet Planning
Size, ha 9.50
Market Availability Not available
Planning Status
(Allocated Uses)

Allocated for B1/B2/B8
Outline permission for B1/B8 development, associated access
and relocation of existing uses (App. No. P/08/2048/2) in 2008.
Consent remains valid to June 2015.

Proposal Outline permission for B1/B8 development. Development to
comprise:
 B1(a) offices: 3,790 sqm
 B1(c) light industrial: 14,398 sqm
 B8 storage and distribution: 20,719 sqm.
Other land (some 3.25 ha) proposed for recreation uses.

Constraints Separated from existing employment area by water body (Black
Brook)
New Recreational Land to the north (Policy RT/8)
Flood risk area to the south (Policy EV/27, Protection of
Floodplains)
Safeguarded Existing Recreational Land and Buildings to the
South (Policy RT/7).
Proposed new road passes through the site (Policy TR/4(ii))
Open Spaces of Special Character (Policy EV/18) to the north
and east
Trees on site
Various features of ecological value

Comments No progress in delivering this space over the last six years.
The main issue is the level of infrastructure investment (roads,
flood defences and replacement playing pitches) required to bring
this forward. The costs make development unlikely un less a
large occupier can be secured in advance.
Delivery of the West of Loughborough SUE will address some of
the highways constrains around the A6, but will probably not, by
itself, make the site viable for development.

Likely development
potential

Office/industrial

Potential guidance
market segment uses

General Business/Industrial Area

Serviced No
Availability, years 5+
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Site Name Granite Way, Mountsorrel
Policy Reference E/5(d)
Owner Leicestershire County Council
Agent -
Size, ha 0.86
Market Availability Not Available
Planning Status
(Allocated Uses)

Allocated for B1/B2/B8
Land associated with the Mountsorrel Recycling & Household
Waste Site (App. No. P/10/2494/2)

Proposal None
Constraints Adjacent to household waste site and housing.
Comments Remaining available land here generally comprises land to the

north of the Household Waste Centre, which is also under the
ownership of LCC
This land would be suitable for another small industrial or office
development.
No known plans for this land.
Other land in the area falls within the curtilage of existing
occupiers, notably Lafarge , and could not be developed
separately from those occupiers.

Likely development
potential

Office/Industrial

Potential guidance
market segment uses

Established/Potential Office Location
General Business/Industrial Area
Site for Specific Occupiers

Serviced No
Availability, years 5+
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Site Name Land at Rothley Lodge, East of the A6 Bypass, Rothley
Policy Reference E/5(e)
Owner Goodman/CHC and Shire Properties
Agent Innes England
Size, ha 5.90
Market Availability Not available
Planning Status
(Allocated Uses)

Allocated for B1/B2/B8
Received full planning permission for a 10,650 sqm food
production facility in 2011 (App. No. P/10/2350/2). This consent
expired in February 2014.
Full permission for a B1(a) office with associated parking and
access in June 2014.

Proposal Proposed for a new 10,650 sqm food production facility,
consisting of a 2000 sqm office and amenity block and a 8,650
sqm main production block for Samworth Brothers on 5.6 ha, now
expired.
Full permission for a 956 sqm office on 0.3 ha of land close to the
entrance roundabout, on the garden centre slip road. The office
will be developed for existing occupier APAC Packaging.

Constraints Land sloping in places
Flood risk area to the east (Policy EV/27, Protection of
Floodplains)
Bounded by land identified as ‘Structural Open Space Provision
in New Development (Policy RT/12)

Comments East of the site is developed as 41,806 sqm logistics unit
occupied by Sofidel UK. Remaining available land is in the west,
close to the A6 access roundabout.
Proposals for a production facility here for Samworth Brothers
have now lapsed. The facility would have been used to meet new
contracts for the business, notably for Marks & Spencer.
However, Samworth Brothers has now purchased a 5 ha plot at
Ashton Green, Beaumont Leys, Leicester which is expected to be
the focus for the development of new production facilities in north
Leicestershire, with development later in 2014.
Development emphasis has now moved to the extension site to
the south (discussed below).

Likely development
potential

Office/Industrial

Potential guidance
market segment uses

Established/Potential Office Location
Warehouse/Distribution Park
General Business/Industrial Area
Site for Specific Occupiers

Serviced No
Availability, years 5+
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Site Name Rothley Lodge Employment Area Extension, Rothley
Policy Reference N/A – Planning Consent
Owner Calico Quays Ltd/ RSK Properties
Agent WDA Planning
Size, ha 11.40
Market Availability Not available
Planning Status
(Allocated Uses)

Hybrid consent - part outline and part detail (app. No.
P/12/2426/2) in 2014.

 Outline: Erection of buildings to be used for Class B1(c)
(light industry), B2 (general industry) and B8 (storage and
distribution) purposes with associated access, parking,
servicing and landscaping.

 Detail: Erection of building to be used for Class B8
(storage and distribution)

Proposal Proposal for 1,000 sqm of B1(a) offices, 3,250 sqm of B1(c) light
industrial, 1,500 of B2 general industrial and 8,697 sqm of B8
storage and distribution.
Around 65 percent of the site will be retained for green infrastructure,
reducing the net developable area by 7.41 ha to 3.99 ha.

Constraints Water treatment plant to the south
Various ponds/borrow pits on site (some to be filled in under
current proposal)
Woodland on site
Various features of ecological value
Flood risk area to the east (Policy EV/27, Protection of
Floodplains)

Comments The B8 storage and distribution space (Building 10) will be used
to accommodate the expansion of APAC Packaging, which
operates an established business on the site
Other land to be developed as new B1/B2 business park for the
Borough.

Likely development
potential

Office/Industrial

Potential guidance
market segment uses

Established/Potential Office Location
Warehouse/Distribution Park
General Business/Industrial Area
Site for Specific Occupiers

Serviced No
Availability, years 1-3
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Site Name Pontylue Farm (Watermead Business Park), Syston
Policy Reference 61SW018
Owner Raynsway Properties/ Marlborough Property
Agent Lambert Smith Hampton
Size, ha 3.60
Market Availability On the market
Planning Status
(Allocated Uses)

Allocated for B1/B2/B8
Outline planning permission for B1/B2/B8 uses (App. Nos.
89/0739 and P/95/1157/2)
Reserved matters consent for the erection of two employment
units totalling 4,195 sqm with associated parking and landscaping
on 0.85 ha north of Dunelm  (App. No. P/14/0060/2)

Proposal Land comprises the remaining plots (Plots 1-5) which are on the
market as design and build opportunities, primarily to deliver
offices of 465 sqm or more.
Reserved matters consent for the erection of two employment
units totalling 4,195 sqm with associated parking and landscaping
north of Dunelm. Units are being developed speculatively by
Marlborough Property.
Most remaining land, some 2.07 ha in the centre of the site, will
now be taken up by the relocation of Albert Browne Ltd from,
Hamilton Industrial Park, Leicester. Albert Browne and
Raynsway Properties are presently seeking full planning consent
for a manufacturing and distribution facility comprising 3,246 sqm
B2/B8 with 2,939 sqm B1(a)/B1(b) offices/R&D and future
expansion space (B1/B2/B8) of 1,858 sqm (App. No.
P/14/0880/2). The application will also provide additional car
parking for Dunelm.
Likely that no more than 1 ha will remain here by the end of 2014.

Constraints Housing to the east
South west is in flood risk area (Policy EV/27, Protection of
Floodplains)

Comments Recent developments here include completion of the 5,110 sqm
Dunelm Head Office building and the regional office for Interserve
Construction (680 sqm) built to Passivhaus standards.
Past outline consents indicate that 20 percent of the site should
be given over for landscaping.

Likely development
potential

Offices/Industrial

Potential guidance
market segment uses

Established/Potential Office Locations
High Quality Business Parks
Sites for Specific Occupiers

Serviced Yes
Availability, years 0-1
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Site Name Land north of Harrowgate Drive, Wanlip
Policy Reference E/5(f)
Owner Jelson
Agent Innes England
Size, ha 4.39
Market Availability On the market
Planning Status
(Allocated Uses)

Allocated for B1/B2/B8
Outline consent as part of the Hallam Fields Development (App.
No. P/00/2507/2) and subject to various reserved matters
consents

Proposal Originally part of the Hallam Fields mixed use development
comprising 900 dwellings, business park (24,000 sqm.), fire
station, primary school, local centre (retail and community uses),
formation of public open space.

Constraints Land identified as ‘Structural Open Space Provision in New
Development to the north (Policy RT/12)
Housing to the south

Comments Part of a larger office/industrial scheme with some 6 ha of
developed land, including HQ offices for the Leicestershire Fire
and Rescue Services.
Existing premises are fully let and construction is now underway
on the next phase of light industrial premises. Steady rate of
development here.
Other land is marketed as ‘Interchange Leicester’ and offered as
design and build plots for sale or to let.

Likely development
potential

Office/industrial

Potential guidance
market segment uses

Established/Potential Office Locations
High Quality Business Parks
Sites for Specific Occupiers

Serviced Yes
Availability, years 1-3
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Site Name Rearsby Business Park, Gaddesby Lane, Rearsby
Policy Reference N/A – Planning Consent
Owner Rearsby c/o Eversheds, Birmingham
Agent Fisher German
Size, ha 1.10
Market Availability Available
Planning Status
(Allocated Uses)

Full planning permission for a B2/B8 industrial unit in 2008 (App.
No. P/08/1899/2). Renewed in 2011 (App. No. P/11/0967/2) for 3
years to June 2014.

Proposal Full planning permission for a B2/B8 industrial unit (5,240sq.m)
and associated landscaping bund has recently lapsed

Constraints Includes land allocated in the Adopted Local Plan as
Safeguarding for Recreational Land and Buildings (Policy RT/7)

Comments Proposal represents an infill development on the last remaining
development plot at Rearsby Business Park.
Site is being held as a design and build option to meet the future
needs of an incoming business. However, planning consent will
need to be renewed.

Likely development
potential

Industrial

Potential guidance
market segment uses

General Business/Industrial Area

Site for Specific Occupier

Serviced Yes
Availability, years 1-3
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Site Name Merriman Ltd, Syston Road, Cossington
Policy Reference N/A – Planning Consent
Owner Merriman
Agent Franklin Ellis Architects
Size, ha 0.80
Market Availability Not available
Planning Status
(Allocated Uses)

Full planning permission for a B1(a) office unit in 2007 (App. No.
P/07/2548/2). Renewed in 2010 (App. No. P/10/1951/2) 3 years
and lapsed in November 2013.

Proposal Full planning permission for a B1(a) office unit (1,149 sqm)
building with basement storage, landscaping and parking lapsed
in November 2013.

Constraints Adjacent to an electricity substation
Comments Consent has now lapsed and land remains in use for open

storage and parking by Merriman. Not clear if the company still
wishes to undertake this development.

Likely development
potential

Office/Industrial

Potential guidance
market segment uses

General Business/Industrial Area
Site for Specific Occupier
Established/Potential Office Locations

Serviced Yes
Availability, years 5+
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Site Name Unit 61, Wymeswold Industrial Park, Wymeswold Lane, Burton
On the Wolds

Policy Reference N/A – Planning Consent
Owner Green Meadow (Acorn Recyclers)
Agent Isherwood McCann
Size, ha 0.92
Market Availability Not available
Planning Status
(Allocated Uses)

Full Consents for two paper and plastic waste storage and
processing (sorting/baling/granulating) buildings with final
decision (B8) by Leicestershire County Council (LCC)
(Charnwood Apps. No.  P/10/2014/2 and P/10/2018/2. LCC
Apps. No. 2010/C361/02 and 2010/C362/02) approved in 2010.
Subsequent consent to vary Condition 4 of PP 2010/2014/02 to
allow an extension of time to provide car parking. (Charnwood
App. No. Charnwood Apps. No. LCC App. No.
2013/VOCM/0081/LCC) in 2013.

Proposal Full Consents for two paper and plastic waste storage and
processing (sorting/baling/granulating) buildings for use in
conjunction with established recycling facility including service
area:
 Unit A. 1,170 sqm
 Unit B. 1,728 sqm

Constraints -
Comments To be developed as paper and plastic storage and processing

facilities for the exclusive use of Acorn Recyclers.
Likely development
potential

Industrial

Potential guidance
market segment uses

Recycling/Environmental Industries Sites.

Serviced Yes
Availability, years 1-3
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Site Name Preci Spark Limited, Railway Terrace, Loughborough
Policy Reference N/A – Planning Consent
Owner Preci Spark/Leicestershire County Council
Agent -
Size, ha 0.64
Market Availability Not Available
Planning Status
(Allocated Uses)

Full planning permission for a B2, 3 storey factory extension in
2011 (App. No. P/11/0244/2).
This may need to be renewed as date for implementation of the
application passed in June 2014

Proposal Full planning permission for a 2,496 sqm, 3 storey factory
extension incorporating 2 floors of production capacity and roof
level parking and access ramp.

Constraints Railway line to the north (Great Central), railway embankment
extends into the site.

Comments Preci Spark is constrained on its current site and is actively
seeking to expand into this land, which is currently used for car
parking.
Preci Spark is currently in negotiation with Charnwood Borough
Council and Network Rail about options to remove some of the
railway  embankment to extend the developable area.

Likely development
potential

Industrial

Potential guidance
market segment uses

Site for Specific Occupier

Serviced No
Availability, years 1-3
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Site Name Jayplas, Cotton Way, Loughborough
Policy Reference N/A – Planning Consent
Owner Jayplas
Agent Leonard Murray & Associates
Size, ha 0.24
Market Availability Not available
Planning Status
(Allocated Uses)

Full planning permission for a B2 extension to an industrial
building in 2011 (App. No. P/11/1940/2).

Proposal Full planning permission for a 952 sqm extension to an
industrial building.

Constraints Trees on site
Comments No timetable as to when this extension might be delivered.

Will be developed for the exclusive use of Jayplas
Likely development
potential

Industrial

Potential guidance
market segment uses

Site for Specific Occupier

Serviced Yes
Availability, years 1-3
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Site Name Jayplas, Weldon Road, Loughborough
Policy Reference N/A – Planning Consent
Owner Jayplas
Agent Leonard Murray & Associates
Size, ha 1.50
Market Availability Not available
Planning Status
(Allocated Uses)

Full planning permission for the erection of a B2 maintenance
depot building and HGV/trailer parking (part retrospective) in
2012 (App. No. P/12/0312/2).

Proposal Full planning permission for a 800 sqm  a B2 maintenance depot
building and HGV/trailer parking

Constraints -
Comments No timetable as to when this development might be delivered,

site remains in use for lorry parking.
Will be developed for the exclusive use of Jayplas

Likely development
potential

Industrial

Potential guidance
market segment uses

Site for Specific Occupier

Serviced Yes
Availability, years 1-3
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Site Name Rover Building, Rearsby Business Park, Gaddesby Lane,
Rearsby

Policy Reference N/A – Planning Consent
Owner Rearsby c/o Eversheds, Birmingham
Agent Fisher German
Size, ha 0.40
Market Availability Not available
Planning Status
(Allocated Uses)

Full planning permission for a B2 extension to an industrial
building in 2012 (App. No. P/12/1431/2).

Proposal Full planning permission for a 1,301 sqm extension to an
industrial building.

Constraints -
Comments Extension is intended to meet the needs of tenant East Coast

Fittings.
Likely development
potential

Industrial

Potential guidance
market segment uses

General Business/Industrial Area
Site for Specific Occupier

Serviced Yes
Availability, years 1-3
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Appendix 6 – Charnwood Site Scoring System

Site Location and
Access

Proximity to strategic
highway network

 Site adjacent to primary route (strategic highways
network) - A46 and M1 junction – score 10

 Site 0.5 km from primary route – score 9
 Site 1.0 km from primary route – score 8
 For each further half km distance from junction,

reduce score by one point, i.e. any site 5.0 km or
further from primary route scores zero.

Proximity to routes
within the local
network

Proximity to key local highways route (A6, A607, A512,
A60 or A6006):
 Site within 1.0 km from key local highways route

junction – score 10
 Site within 5.0 km from key local highways route

junction – score 6
 Site within 10.0 km from key local highways route

junction – score 3
 Site more than 10.0 km from key local highways

route junction – score 0.

Prominence  Site adjacent to, and visible from A46 or M1 – score
10/9

 Site adjacent to, and visible from key routes within
the local network (A6, A607, A512, A60 or A6006 –
score 8/7

 Site adjacent to, and visible from other A road –
score 6/5

 Site has local prominence, e.g. within its industrial
location – score 4/3

 Site located in ‘backlands’ – score 2/1/0
Public Transport  Site close to bus route (within 0.5 km) and near to rail

station (within 2 km) – score 10
 Site within 0.5 km of a bus route – score 5
 Limited public transport – score 0

Planning Status

 If site has detailed/full planning status – score 10
 If site has outline planning status – score 8
 If site allocated in the development plan – score 4
 If site is available, subject to planning – score 1

Site Conditions

Services Availability  If all services are provided and in place – score 10
 If priority services are available with no abnormal

costs – score 7
 If all priority services are available, but with abnormal

costs – score 3
 Some services are unavailable – score 0

Constraints May be physical (including access). planning, or legal
Reduce score by 2 for each constraint

If there are none – score 10
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Environmental
Setting

Subjective, score 0 to 10, examples:
 Good quality business park/greenfield location –

score 10
 Moderate quality industrial estate – score 5
 Poor quality industrial estate/in-fill location – score 2

Flexibility Subjective, score 0 to 10: Score site in terms of site
shape and ability to sub-divide to suit smaller occupiers
Consider the site within its context/category. Score 10 if
it is flexible, 0 if it is inflexible.

Site Availability
 Site available to develop within 0-1 year – score 10
 Site available to develop within 1-3 years – score 6
 Site available to develop 3-5 years – score 3
 Site available to develop 5+ years – score 0
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Appendix 7 – Charnwood Sites Scoring Assessment

Site
Ref.

Site
Name

Settlement Site
Size,

ha

Serviced Site Location and Access Planning
Status

Site Conditions Site
Availability

Total Market-
led

Sub-
Total

Constraints

Strategic
Highway
Proximity

Key
Local
Route

Proximity

Prominence Public
Transport

Services
Availability

Constraints Environmental
Setting

Flexibility

61SW018 Pontylue
Farm
(Watermead
Business
Park)

Syston 3.60 Yes 8 10 8 10 10 10 6 10 9 10 91 45 Housing to the east
South west is in flood risk area
(Policy EV/27, Protection of
Floodplains)

E/5(f) Land north of
Harrowgate
Drive

Wanlip 4.39 Yes 10 10 10 5 10 10 6 10 8 6 85 48 Land identified as ‘Structural
Open Space Provision in New
Development to the north
(Policy RT/12)
Housing to the south

E/4 Science Park,
Ashby Road

Loughborough 7.80 No 6 10 8 5 10 7 8 10 10 6 80 44 Holywell Wood to the south
(Site of Regional, County and
District Level Ecological
Interest, Policy EV/22)

Rover
Building,
Rearsby
Business
Park,
Gaddesby
Lane,

Rearsby 0.40 Yes 4 10 4 5 10 10 10 8 2 6 69 28 None

Rothley Lodge
Employment
Area
Extension

Rothley 11.40 No 2 10 7 5 10 7 0 9 8 6 64 36 Water treatment plant to the
south
Various ponds/borrow pits on
site (some to be filled in under
current proposal)
Woodland on site
Various features of ecological
value
Flood risk area to the east
(Policy EV/27, Protection of
Floodplains)

Preci Spark
Limited,
Railway
Terrace

Loughborough 0.64 Yes 0 10 7 10 10 7 8 5 3 3 63 25 Railway line to the north (Great
Central), railway embankment
extends into the site.

Jayplas,
Weldon Road

Loughborough 1.50 Yes 0 10 3 5 10 10 10 4 5 6 63 22 None



Employment Land Review
Charnwood Borough Council

C137(e)/Final Report/November 2014/ BE Group Appendix 7 – Page 2

Site
Ref.

Site
Name

Settlement Site
Size,

ha

Serviced Site Location and Access Planning
Status

Site Conditions Site
Availability

Total Market-
led

Sub-
Total

Constraints

Strategic
Highway
Proximity

Key
Local
Route

Proximity

Prominence Public
Transport

Services
Availability

Constraints Environmental
Setting

Flexibility

Rearsby
Business
Park,
Gaddesby
Lane

Rearsby 1.10 Yes 4 10 4 5 1 10 8 8 6 6 62 32 Includes land allocated in the
Adopted Local Plan as
Safeguarding for Recreational
Land and Buildings (Policy
RT/7)

E/5(e) Land at
Rothley
Lodge, East of
the A6
Bypass,
Rothley

Rothley 5.90 No 2 10 7 5 10 7 4 9 6 0 60 34 Land sloping in places
Flood risk area to the east
(Policy EV/27, Protection of
Floodplains)
Bounded by land identified as
‘Structural Open Space
Provision in New Development
(Policy RT/12)

61SW026 The Warren East Goscote 4.22 No 6 10 2 5 10 7 6 5 6 3 60 29 Flood risk area to the south
(Policy EV/27, Protection of
Floodplains)
Green Wedge land to the south
(Policies CT/1, CT/3, CT/6,
CT/9)

Merriman Ltd,
Syston Road

Cossington 0.80 Yes 10 10 4 5 1 10 8 6 5 0 59 35 Adjacent to an electricity
substation

Jayplas,
Cotton Way

Loughborough 0.24 Yes 0 10 3 5 10 10 8 4 1 6 57 18 Trees on site

Unit 61,
Wymeswold
Industrial
Park,
Wymeswold
Lane

Burton On the
Wolds

0.92 Yes 0 6 1 5 10 10 10 3 4 6 55 14 None

52SW017 Loughborough
Industrial Park

Loughborough 1.00 No 0 10 3 5 8 7 6 6 6 3 54 25 Proposed new road passes
through the site (Policy
TR/4(ii))
Open Spaces of Special
Character (Policy EV/18) to
west

E/5(c) Dishley
Grange

Hathern 9.50 No 0 10 2 5 8 7 0 8 10 0 50 30 Separated from existing
employment area by water
body (Black Brook)
Bounded by land identified as
‘Structural Open Space
Provision in New Development
(Policy RT/12)
New Recreational Land to the
north (Policy RT/8)
Flood risk area to the south
(Policy EV/27, Protection of
Floodplains)
Safeguarded Existing
Recreational Land and
Buildings to the South (Policy
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Site
Ref.

Site
Name

Settlement Site
Size,

ha

Serviced Site Location and Access Planning
Status

Site Conditions Site
Availability

Total Market-
led

Sub-
Total

Constraints

Strategic
Highway
Proximity

Key
Local
Route

Proximity

Prominence Public
Transport

Services
Availability

Constraints Environmental
Setting

Flexibility

RT/7).
Proposed new road pass
through the site (Policy
TR/4(ii))
Trees on site
Various features of ecological
value

E/5(d) Granite Way Mountsorrel 0.86 No 0 10 4 5 4 7 8 5 3 0 46 22 Adjacent to household waste
site and housing.

Source: BE Group, 2014
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Developer Marketing Standards
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Appendix 8 – Developer Marketing Standards

Where a sites’ or premises’ owner is applying to a Local Authority for change of use from
employment to an alternative use, they have to prove there is a lack of demand for that site
or premises.

This table itemises the various marketing tools that should typically be used to market the
interest.

Should these tools fail to identify potential purchasers or occupiers then it may be
considered that there is a lack of employment demand for the site or premises in question.

Marketing Tool Premises Site, 0-2 ha Site, 2+ ha

On-site Marketing Board in prominent
position   

Local Property Agent   

Regional Property Agent (joint or sole)  

Liaise with Charnwood Borough Council   

Produce Marketing Particulars (in hard
copy/PDF)   

Targeted mailing to
Local/County/Regional Property Agents
(Internet)

  

Targeted mailing to
Local/County/Regional Property
Developers/Investors (Internet)

  

Targeted mailing to UK Property
Agents/Developer/Investors
(Internet/postal)



Targeted mailing to selected potential
occupiers (large local companies)
(Postal)
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Marketing Tool Premises Site, 0-2 ha Site, 2+ ha

Advertise in Local/County/Regional
Business Press  

Advertise in UK Property Press 

Website   

Internet Mailing to Targeted Business
Sectors (e-shot type mailing)   

Marketing Period, months 6-12 6-12 9-18
Source: BE Group, 2014


