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EXECUTIVE SUMMARY

Introduction

This report assesses the supply and demand for employment land and commercial
property (industrial and office space) in the Borough of Hinckley and Bosworth in
Leicestershire.

It has been undertaken on behalf of Hinckley and Bosworth Borough Council during
the second half of 2003; and has been prepared by BE Group, based in Warrington.

The study looks at the existing portfolio of land and property, including both occupied
and vacant space. It considers the profile of business and property in the Borough,
and the historic trends that have led to this situation. Future influences expected to
impact on the economy are assessed to make appropriate recommendations,
enabling the Council to respond to and provide opportunities to maintain

a vibrant and diverse economy.
Methodology

Consultation has been undertaken with both the public and private sector - those
agencies with a remit covering the study area, and local and regional property
investors, developers and agents. This has been supplemented with desktop reviews
of existing reports and publications and a questionnaire survey of companies in the
Borough.

Extensive site surveys and assessments have been carried out on all existing key
employment sites and premises in the Borough. The study includes
recommendations about the most appropriate future uses for these sites ranging
from full retention for employment to recommendations on the appropriate mix of
development.

The study has also mapped the Borough’s portfolio of sites and premises on GIS and
made comment on the background planning policy and the Local Authority’s planning
control systems in light of the increased pressure for residential redevelopment on
brownfield land.

Changing Economy, Changing Property

The economy is changing quickly, large industrial companies are being replaced by
small service sector ones, a rapid growth and change being driven by:

Revolutionary advances in computing and communication technologies,
especially the internet.

Advances in other technologies such as material sciences and biotechnology.
Growth in knowledge-intensive work supplanting labour-intensive industries.

The rise of intellectual capital as the key value creation.

Consequently the majority of today’s small and medium sized businesses (SME’s)
will not exist in 2010 and the majority of SME’s that will exist in 2010 do not exist
today. The main employment gains over the next decade will be in
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Business services
Education

Hotels and catering
Retailing

Printing and publishing

Modern businesses increasingly now require accommodation that has

Accessibility to the motorway network
Plentiful car parking

Flexible space provision

In-built security

Short lease terms

Broadband availability

Skilled workforce availability

A quality image

The Borough'’s sites and premises portfolio needs to reflect these changes.
Employment Land

On the face of it there is no shortfall of employment land in the Borough, assuming a
major 20 hectare strategic employment site is allocated, which is a requirement of the
Replacement Leicestershire Structure Plan.

However, a large proportion, some 40 percent of the land allocation, is tied up to
existing companies as expansion land and not readily available for general business
use. Furthermore there are a number of sites where alternative higher value uses are
proposed. Consequently the land resource is under immense pressure.

There are not sufficient options to accommodate local business expansion and
relocation. Without further allocations, Hinckley cannot afford to lose any of its
existing development sites. The presence of this latent demand is not lost on
property developers who are queuing up to get into the town, whether to cater for the
regional distribution market or the indigenous company base.

It is very important that the Council consider whether further sites need to be
allocated to compensate for the effectively limited availability of existing development
land. In particular, Hinckley also needs to provide a site where small businesses can
buy freehold plots of land.

In addition there is a need to provide small industrial units to serve companies in the
town, and a small industrial estate would be one solution to this.

There is limited need for new land allocations beyond the urban area of the Borough,
where requirements would be better served by the redevelopment or conversion of
existing, large factories into small business accommodation.

Industrial Premises

There is strong latent demand for industrial premises throughout the Borough,
notwithstanding the fact that manufacturing is on the wane.
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Premises of up to 20,000 sqgft are in demand, with particular shortages of modern
property in the 2000-5000 sqft size range.

If development land is available the private sector will fill this shortfall of
accommodation.

Much of the old, historic industrial space, for example Druid Quarter mills and large
factory complexes in towns throughout the Borough, are no longer appropriate for
modern business. They do not provide clear span, accessible, ground floor space.

Architecturally significant buildings should be retained, and there may be scope for a
limited amount of commercial space in them, but they will generally have to be
converted to residential if they are to be re-used. In the outlying centres some of the
ageing, redundant factories should be sub-divided to provide micro business
accommodation and support rural diversification. Other than this residential
redevelopment is the only sustainable option.

Although the perception is that the Borough is losing lots of its employment space to
housing, in reality, this is not the case, and the effect on its economy is at present
marginal. However there is increasing residential redevelopment pressure on
employment sites and premises, therefore care needs to be taken to ensure that not
too much of this resource is lost in the future.

Offices

Although there is a very small office sector in the Borough at the moment, all
forecasts indicate future growth. At the moment there is very little quality floorspace
to accommodate this expected expansion.

There is opportunity to capture footloose regional companies should a small out-of-
town office campus be developed.

A quality small business centre, incorporating an incubator, serviced offices and
flexible, small suites (of up to 2000 sqft) would benefit Hinckley. By drawing these
together, along with space for the creative industries (and other Regional
Development Agency clusters), a town centre facility becomes viable. The Atkins
building in the Druid Quarter would be a suitable location for this. Such a scheme
may, however, need substantial public sector support to make it happen.

Elsewhere small office space needs to be encouraged in mixed-use developments
capitalising on redundant agricultural and urban buildings in the towns and villages
throughout the Borough. Upper floor space can be used for offices above basic
business space at ground floor level. Once again public sector support in terms of
planning, financial and development support is likely to be needed to bring these
schemes forward.

Important across all sectors is broadband connectivity. The public sector needs to
continue its efforts to widen the availability and take-up of this technology.

Small Businesses Space

Over 90 percent of companies employ less than ten people. Appropriate
accommodation needs to be provided for them.
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The existing business centres are operating at full capacity. There is a need to
expand the range of facilities for this sector of the economy. This has already been
touched on in terms of building conversions and Druid Quarter redevelopments.

Further managed workspace is needed in Hinckley — options include Middlefield
Lane together with a town centre facility. This could be as part of the Atkins Building
redevelopment or in a slightly more peripheral, accessible location, but within the
Druid Quarter to help regeneration of this important area.

Ideally, more business units should be provided in Earl Shilton and other towns.
Redundant factories can be subdivided into smaller units, providing office and
workshop accommodation and simultaneously helping regeneration of the area.
Initial assessments have been undertaken to identify appropriate buildings and the
scale of development required, however more detailed feasibility studies will be
required. They are likely to require substantial public sector funding and support to
make them happen.
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INTRODUCTION

This report assesses the supply and demand for employment land and commercial
property (industrial and office space) in the Borough of Hinckley and Bosworth in

Leicestershire.

It has been undertaken on behalf of Hinckley and Bosworth Borough Council during
the second half of 2003; and has been prepared by BE Group based at the Genesis
Centre, Birchwood Science Park, Warrington, WA3 7SN.

The study looks at the existing portfolio of land and property, including both occupied
and vacant space. It considers the profile of business and property in the Borough,
and the historic trends that have led to this situation. Future influences expected to
impact on the economy are assessed and appropriate recommendations made,
enabling the Council to respond, and provide opportunities, to maintain a vibrant and

diverse economy.

The requirements of the study are to:
Produce a comprehensive assessment of existing employment land and
premises throughout the Borough, with regard to type, supply, quality and

location, along with an assessment of future demand.

Produce guidance on the most appropriate future uses for existing employment

sites and help to advise the Council on potential new employment sites.

Produce a detailed assessment of the changes (including net loss/gain) of
employment land and floorspace throughout the Borough, dating back to 1996.

Advise on and produce a methodology for monitoring employment land including

changes to floorspace (net losses and gains).

Develop a methodology for evaluating planning proposals for redevelopment and

changes of use of existing employment sites.
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The study brief is included at Appendix 1. The Appendices form a separate

document.

A map of the study area is included at Appendix 2.

Methodology

Consultation has been undertaken with both the public and private sectors in
compiling this report. This includes those agencies with a remit covering the study

area, and local and regional property investors, developers and agents.

This has been supplemented with a desktop review of existing reports and

publications, as well as extensive site visits.

A questionnaire survey of companies in the Borough has also been undertaken to
gauge property demand and views about their local area. This survey is described in
detail in section 7.0.

A full list of consultees is included in Appendix 3.

Where graphs have been included in this report the supporting statistical tables

providing the detailed background information can be found in Appendix 4.
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CONTEXT

Introduction

The Borough of Hinckley and Bosworth is in Leicestershire, midway between
Leicester and Coventry on the border of the East and West Midlands. The main
urban centre of Hinckley is just one mile from the Warwickshire border, and only 14
miles from Coventry. Whereas the rural, eastern parts of the Borough are linked

more closely to the economy of Leicester.

The Borough is surrounded by several larger urban centres, other than Leicester and
Coventry, and these include Tamworth, Nuneaton, Loughborough, and the

conurbation of Birmingham.

Hinckley is well located for the motorway network and benefits from easy access to
the M69, M1, M6 and M42 motorways. The strategic A5 trunk road runs to the west
of Hinckley. There is also good train access to the surrounding cities, while
Nottingham East Midlands and Birmingham International Airports are both less than

45 minutes drive time away.

A large proportion of the employment is still largely generated from manufacturing,
with significant numbers of jobs in the textile and mechanical engineering sectors.
Major employers include Triumph and Caterpillar, Transco in the town centre and
MIRA, which is off the A5 towards Nuneaton.

In this chapter we set a context for the study area based upon information drawn
from local, regional and national sources. We break this down into two sections,
initially looking at the prescient planning and economic strategy policies, before
considering the area’s socio-economic background, including its business profile,
local needs and forecasts predicting how the economy will change in the future.

Planning Policy and Economic Development
The recommendations of this study must sit comfortably within the planning policy
framework that is set by national regional and local policy documents so that its aims

and objectives are consistent. The documents of relevance include:

a) Planning Policy Guidance Note 1: General Policy and Principles

b) Planning Policy Guidance Note 3: Housing (2000)
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c) Planning Policy Guidance Note 4: Industrial and Commercial Development
d) Planning Policy Guidance Note 12: Development Plans
e) Planning Policy Guidance Note 13: Transport

f) Regional Planning Guidance Note 8: Regional Planning Guidance for the East
Midlands

g) Leicestershire Replacement Structure Plan 1996-2016

h) Hinckley & Bosworth Local Plan

Planning Policy Guidance Note 1 (PPG1)

PPG1 states that the key role of the planning system is to enable the provision of
homes and buildings, investment and jobs in a way which is consistent with the
principles of sustainable development, promoting competitiveness whilst being
protective towards the environment and amenity. At the heart of this system is the
development plan framework, which is the most effective way of striking the right
balance between the demand for development and the protection of the environment.
It is essential therefore that development plans are up to date and that plan policies

and proposals are realistic and provide for choice and competition.

Planning Policy Guidance Note 3 (PPG3)

PPG3 gives the priority to the re-use of previously developed land within urban
areas. This will aid the creation of more sustainable patterns of development and will
be delivered through a review of planning policies, standards and ways of building
that will exploit accessibility by public transport to jobs, education and health facilities,

shopping, leisure and local services.

Planning Policy Guidance Note 4 (PPG4)
The salient points arising from PPG4 are:

1) Emphasis on the need for development plans to take account of both locational
demands of businesses and wider environmental objectives;

2) Emphasis on the need for local authorities to help small firms through the
planning system;

3) The requirement to give careful consideration to whether proposals for new

development may be compatible or incompatible with existing industrial and
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commercial activities, especially when considering the promotion of mixed use
development;

4) The development plan process and Section 54a of the Planning Act is essential
for the successful delivery of industrial and commercial development. Therefore
development plans must be up to date, relevant and give industrial and
commercial developers and local communities greater certainty about the types
of development that will or will not be permitted in a given location. Policies
should provide for choice, flexibility and competition. Planning Authorities should
be realistic in their assessment of the needs of business and ensure that there is
sufficient land available which is readily capable of development and well served
by infrastructure. They should also ensure that there is a variety of sites available
to meet differing needs and that a choice of sites will facilitate competition
between developers that will benefit end users and stimulate economic activity;

5) The need for realistic planning and development policies with regard to the reuse
of urban land can help secure the release of land, whether in public or private

ownership.

Planning Policy Guidance Note 12 (PPG12)
PPG12 sets out the guidelines for the preparation and content of Development Plans:

The Development Plan is rarely a single document. In the case of Hinckley and
Bosworth, the development plan comprises the Leicestershire Replacement
Structure Plan (2016), which will eventually replace the adopted Leicestershire
Structure Plan that covers the period up to 2006, and the adopted Hinckley &
Bosworth Local Plan. The Replacement Structure Plan is close to being adopted,
following acceptance of the proposed modifications to the Deposit Draft Plan. The
Three Counties responsible for the Plan (Leicestershire County Council, Leicester
City Council and Rutland County Council ) are currently considering their response to

a direction to modify received from the first Secretary of State.

Planning Policy Guidance Note 13 (PPG13)

The objectives of PPG13 are also relevant to this study. They seek to promote more
sustainable transport choices for both people and for moving freight; promote
accessibility to jobs and services by public transport, walking and cycling; and reduce
the need to travel, especially by car. The delivery of these objectives will be through
development plans, with the most important factor being the active management of

urban growth patterns to make the fullest use of public transport and focus major
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generators of travel demand in city, town and district centres and near to major public

transport interchanges.

Through the planning system, Local Authorities can help create the right conditions in
which businesses can thrive and prosper. In preparing development plans, Local
Authorities should take account of the need to revitalise and broaden the local
economy, the need to stimulate employment opportunities, and the importance of
encouraging industrial and commercial development, particularly in the growing
knowledge driven sector. They should look to provide a range of suitable sites in their
plans for industrial and commercial development that take account of the needs of
existing and future businesses. Business clusters are also seen as an important
consideration that focus on links between businesses, and between business and the
science and research base. This needs to be encouraged if UK business is to

compete successfully in world markets.

Regional Planning Guidance For East Midlands (RPG8)

The guidance sets the spatial planning framework for the longer-term future upto

2021 and provides a vision for the East Midlands region.

The vision states that... “All development in the region should help to make the East
Midlands a region recognised across the United Kingdom and the rest of Europe for
its rich diversity and high quality of life - a region where the communities are brought
together around the shared aim of achieving environmental, social and economic

well-being both now and in the future.”

Three Cities Sub-Area

Hinckley & Bosworth lies within the three cities sub-area of Derby, Leicester and
Nottingham. The three cities form the focus of this sub-area and act as the major
administrative, commercial and cultural centres. This area is well related to the M1
motorway corridor with major road links to the west and, together with the airport, is a
potential economic opportunity unique to the region.

RPG8 questions the suitability for development of sites not appropriately located or
no longer required for employment use. If development is appropriate, alternative
uses such as housing, or mixed use, including an element of employment, should be

measured against sustainable development objectives, the sequential approach and
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criteria. Therefore the need to de-designate allocated sites should be a consideration
when Local Plans are reviewed. Local Planning Authorities also need to consider

whether to re-approve existing planning permissions when they lapse.

Policy 12 Land To Meet Employment Needs

Encouraging development plans to ensure that provision for employment uses will be
considered firstly on previously developed land in urban areas and secondly on
previously developed sites in other sustainable locations. Development Plans and
other policy and programme measures should ensure that an appropriate range of
sites, in terms of quality, size and location, are readily available as part of a rolling
programme to meet employment needs and the requirements of indigenous and

inward investing businesses.

Policy 13 Major Investment Sites

No additional allocations for Major Investment Sites should be identified in
Development Plans until the comprehensive assessment of the existing employment
land supply has been carried out. If the need for additional sites is identified the
priority should be to meet the needs of the Northern Coalfield sub-area and the

locational guidelines in Policy 12. Sites should also:

be at least 25 hectares

be capable of being safeguarded for a single user

be readily available

be or be capable of becoming well served by public transport

have the potential to diversify and add value to the regional economy and appeal
to key potential growth sectors, and

have an acceptable impact on the local transport network, neighbouring urban
areas and valued environmental and cultural assets.

Policy 18 Office Development

Development Plans should ensure that major office development and other travel
intensive uses should be directed to town centres or in the vicinity of public transport
interchanges within main urban areas. Only if central sites are unavailable should
other urban areas or areas having particularly good public transport accessibility, be

considered.
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Policy 19 Rural Economy

Development Plans and other strategies or policies of local authorities and economic
development agencies should promote the continued diversification and further
development of the rural economy, where this is consistent with sustainable
development considerations and environmentally sound management of the
countryside. Locations in the open countryside for major new development should be
avoided. Employment developments including offices appropriate to the size of the

town, should be concentrated in market towns.

Leicestershire Structure Plan

The Replacement Leicestershire Structure Plan (1996-2016) aims to address long-
term structural problems in the local economy and seek to help maintain a
competitive edge to the local economy. Encouraging the re-use of brownfield sites is
a priority, only a limited amount of new employment land is proposed over and above

that established in the adopted Structure Plan.

Provision will be made in Hinckley and Bosworth for the development of 122 hectares
of employment in the industrial, office, warehousing and distribution sectors (B use

class) in the plan area between 1996-2016.

Within the context that much employment growth will take place within existing sites
and premises, and in order to ensure to maximise the use of existing prime

employment land the Structure Plan defines key employment sites by two criteria:

a. Their existing or potential access by means of transport other than the private car
and their proximity to strategic transport routes, particularly rail and the strategic
road network, to facilitate the efficient movement of goods; and,

b. Their importance in providing local employment opportunities to maintain an

appropriate mix.

Leicestershire Rural Strategy 2001-2006

This strategy has been drawn up by the Leicestershire Rural Partnership which
comprises of the various County, District and Borough Councils together with The
Countryside Agency, CVS Community Partnership, EMDA, Leicestershire Health
Authority, Leicestershire Learning and Skills Council, Leicestershire and Rutland
Association of Parish and Local Councils, Ministry of Agriculture, Fisheries and Food,

and the Rural Community Council (Leicestershire and Rutland).
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The Partnership’s Vision is that rural Leicestershire will be made up of thriving and
inclusive rural communities where:
there is access for all to a range of services and facilities and the opportunity to
develop both existing and new facilities
the prosperity and competitiveness of the rural economy is strengthened and
poverty tackled, and

the natural environment is protected and enhanced.

In terms of their initiatives linked specifically to the economy, the Partnership will:
ensure that the planning process encourages sustainable business growth, whilst
protecting the rural environment;
encourage the conversion of redundant rural buildings to suitable new modern

employment uses.

Meanwhile their main strategic objective related to employment is to provide
improved opportunities for employment by developing a culture of innovation and

enterprise within the rural economy with a focus on the agricultural sector.

The strategy has seven distinct programme areas: agriculture and business
development; community development; information and electronic services; lifelong

learning; market towns and rural centres; rural transport; and services and resources.

Within the Agriculture and Business Development Programme it is stated that the
lack of floorspace for small and start-up businesses will be addressed by the
provision of managed workspace units and the support of new private sector
developments through the conversion of redundant buildings. This is an initiative that
will also be promoted within the Market Towns and Rural Centres Programme. The
other initiative of relevance is that under the Services and Resources Programme

social enterprises will be promoted in areas of deprivation in rural Leicestershire.

Hinckley And Bosworth Local Plan Adopted 2001

The policies and proposals of the Hinckley & Bosworth Local Plan have been
prepared to conform to the Leicestershire Structure Plan 1991-2006 as required by
statute. The Structure Plan is currently been reviewed for the period up to 2016. The

Adopted Local Plan covers the period to 2006.
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2.32

The main objective of the Local Plan relevant to this study is:

“Providing opportunities for investment in the Borough and promoting economic
growth through sustainable development.”

Chapter 3 specifically focuses on employment. The most relevant main policy

objectives for this chapter are:

a. To provide an adequate supply of land that is suitable for a range of
employment purposes and capable of being developed during the plan
period.

b. To facilitate growth in the economy without adversely affecting the
environment or local communities.

C. To ensure that major employment sites are located in transport choice
locations and that all sites are easily accessible by both the road network and
by means other than the private car and to ensure a high standard of layout

and design including measures to promote energy efficiency.

It states that on the basis of past trends of employment land there is overall sufficient
employment land until 2006 in the Plan Area.

In order to meet local needs and to promote diversification of the local economy a
wide portfolio of employment sites should be allocated for a variety of small and
larger employers in suitable locations. Shortfalls of employment sites have been
identified by the Plan in Hinckley and Bosworth; it states two sites totalling 45
hectares should be provided close to Hinckley. (Note: Although one site, 20 hectares,

has since been allocated).

Sustainability is also a key objective that the planning and economic policy
documents promote. The conflicting pressure of employment generation and housing
provision are key issues in delivering sustainable communities within Hinckley &

Bosworth and is therefore an important consideration for this study.

Sustainable communities can only be delivered with the correct transportation
infrastructure. This is a theme which is promoted in all planning policy guidance
notes, specifically PPG13, as well as regional and local policy advice and

documentation.
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Destination 2010

This document is the East Midlands Development Agency’'s (EMDA) economic
strategy for the region over the period 2003-2010. It has a significant focus on
creating a sustainable and competitive economy, especially in respect of attracting
and retaining the skilled and talented, Kkindling creativity, innovation and

competitiveness and attracting new investment.

The aim is to be a top 20 competitive region based around sustainable communities,
and to achieve this they have identified three drivers of success: Enterprise and

Innovation, Employment Learning and Skills and Climate for Investment.

These drivers are broken down into a number of sub-aims that include:

Cluster development

Attract inward investment

Develop network of innovation centres

Provide incubators for science and technology start-ups
Improve the provision of quality employment land
Invest in region’s transport infrastructure

Increase connectivity

In particular the cluster programme concentrates on developing the following sectors:

High performance engineering — particularly motorsports and aerospace

Clothing and Textiles — particularly design-led fast turn manufacturing and
technical textiles

Food and Drink — particularly food technology

Healthcare — particularly bio-science

Creative Industries — particularly new media

Environmental Technologies

To achieve these aims the strategy is broken down into twelve strands, they are
highlighted below, together with the particular actions arising from them which are

relevant to this study:
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Enterprise - implement cluster development plans

Enterprising Communities

Employment, Learning and Skills

Innovation

International Trade and Inward Investment

Economic Growth and the Environment

Site Provision and Development - provide quality employment sites, on previously
developed land, where appropriate, in areas of need

Transport

Information and Communication Technologies

Tourism and Culture - develop the creative industries cluster

Rural Development - improve the rural physical infrastructure, including transport,
housing and workspace

Urban Regeneration - create a sustainable and sequential land supply for new
businesses and residential use through bringing derelict and under-used sites
and premises into use, and by providing new quarters of development in the cities
and towns to meet needs of high growth industry and its support services,

ensuring the design and density thresholds reinforce the urban offer.

Leicester Shire Economic Partnership
The Leicester Shire Economic Partnership (LSEP) is the sub-regional strategic
partnership covering the Borough, which works with EMDA to promote the economic

prosperity, quality of life and social inclusion of the sub-region’s communities.

2.39 The LSEP wants to achieve economic growth that will:

Help to reduce present inequalities between differing parts of the region
Improve the quality of our built and rural environment

Create economic advantage using the sub-region’s great diversity

2.40 Their strategy is centred upon four key themes: People and Skills; Enterprise and

Innovation; Land and Buildings; and Sustainable Communities. Within each of these

there are key objectives, they are highlighted in Table 1.
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Table 1 — LSEP Strategy Theme Objectives

Theme

Objectives

People and Skills

Becomes a ‘centre of excellence’ through the quality of its
education and training.

Gives people the confidence to develop and better use
their talents and abilities.

Enables graduates to be attracted to and stay in the area
because of the increased number and variety of jobs on
offer.

Uses its ethnic and cultural diversity in promoting
employment opportunity.

Enterprise and
Innovation

Has a strong enterprise culture where many more local
people are prepared to set up business and have the
support to succeed.

Supports the transfer of research ideas from its
universities into business opportunities.

Has a broad mix of innovative businesses which are at the
cutting edge of technology.

Has increased household incomes through higher wage
rates.

Land and Buildings

Maximises the use of development sites and buildings and
revitalises derelict and under-used land and buildings.

Has an established image which it uses to attract
investment and capital to further its ambitions.

Has high quality health, education and other public
services achieved through increased investment.
Promotes quality buildings and community spaces through
sensitive design and development which projects the
vibrancy and safety of the area.

Sustainable
Communities

Reduced the gap between its more deprived and wealthy
communities.

Has a measurably better environment and has increased
its environmental ‘capital’ for future generations.

Secures partnership commitments to work together to
deliver the vision for the sub-region.

The Druid Quarter Masterplan & Regeneration Strategy

2.41 In June 2002 Civic Regeneration and Latham Architects drew up a masterplan and

regeneration strategy for the Druid Quarter in Hinckley. The Quarter has undergone a

gradual decline over the last few decades, in line with the shrinkage of the traditional

hosiery industry, a change which local stakeholders wish to see reversed.

2.42 The Druid Quarter is a mixed-use area, which following re-use by low value

occupiers such as the motor repair industry is now coming under increasing pressure

from housebuilders.

This is a combination which has led to the erosion of the

townscape value of the area.

E2919 / Final Report / May 2004 / Tel 01925 830007 13




Hinckley & Bosworth Borough Council
Employment Land & Premises Study

2.43 The Masterplan’s vision is that the Druid Quarter will be a vibrant mixed-use area in
which to live and work, which is accessible, has distinctive historic character,
developed in partnership with local stakeholders. To achieve this a strategy has been
created to accommodate new private sector housing and encourage employment
development, while respecting the historic environment. This will be supported by

quality public realm and highways improvements led by the public sector.

2.44 The report suggests changes to Local Plan policy, expansion of the Conservation
Area and local listing as mechanisms to protect the Quarter and achieve the vision. It
also highlights a number of key priorities:

Retaining and enhancing the mix

Securing a future for the historic buildings

Improving the quality of new development

Providing economic, employment and training opportunities
Improving access to the area

Developing the area’s tourist potential

Improving confidence in the area/changing perceptions
Improving the public realm

Retain community/business involvement

2.45 The regeneration strategy comprises of a number of key actions, which include:

Encourage new business and assist existing valued business

Secure long-term economic future for the area and its historic buildings
Use residential re-use to secure the future of historic buildings

Seek flagship development for gateway sites

Establish business led action group

Establish annual business healthcheck survey

Encourage new build small business space and incubator unit development
Encourage new uses to support existing mix

Provide support for local business

Remove blight and improve environmental quality

Locate IT training within new community building
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2.46

2.47

2.48

2.49

This Masterplan and Strategy has been complemented by the Hinckley Town Centre
Renaissance Masterplan, which is being put together by Atkins, ABL Cultural
Consulting and Lambert Smith Hampton. This is a strategy which aims to provide a
clear vision for the future social, economic and environmental enhancement and

development of Hinckley town centre over the next 5-15 years.

The report is still at draft stage but is considering the following issues:

Urban design framework

Incorporate key cultural/creative/leisure facilities

Assess capacity of town to incorporate further mixed-use development
Identify employment creation opportunities

Improve town centre linkages and sustainable transport issues

Address community needs

Hinckley & Bosworth Community Plan
Hinckley & Bosworth’s Community Plan’s Economic Chapter identifies supply and
demand issues relating to employment land and premises. Key areas for

improvement highlighted were:

The land use planning system must accommodate the changing industrial
structure of the Borough and provide the right balance of employment land to
create a mixed economy.

Businesses consulted expressed concern about the lack of suitable land and high
quality commercial premises, and the need to improve the supply of land for
expanding businesses and the supply of grow on space (units of 2000-5000 sqft)

for high technology and knowledge-based industries.

As a consequence the Community Plan mission of promoting a vibrant mixed
economy supporting both existing industries and growth sectors is underpinned by
the following aim:

‘Providing land, buildings and infrastructure.’
This is seen as enabling an appropriate balance between economic growth and other

aspects of local quality of life.
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The actions identified by the Community Plan include this study of employment land
and floorspace provision and ensuring an adequate supply of land through the review

of the Local & Structure Plans.

Other actions recommended embrace the provision of affordable and flexible
business start-up units; environmental improvement and planned maintenance
programmes for existing estates and start-up units; the development of grow-on
accommodation at Dodwells Bridge by the Borough Council; and improved

databases of current land and premises availability.

Parish Council Views
The 23 Parish Councils in the Borough have been consulted as part of this study with
regard to the employment land and premises position within their areas. A number

of issues arose from the 15 Councils who provided information.

The rural nature of many of the parishes means that there are limited employment
issues of concern. However the larger, more urban, parishes such as Earl Shilton

and Market Bosworth are vociferous in their views.

There is modest worry over the loss of local employment space due to business
premises being converted to residential developments. A type of redevelopment

which is occurring in most parishes leading to the loss of local job opportunities.

Although there is a certain degree of ‘nimbyism’ most parishes recognise that there is
a need to replace the lost employment space to stimulate local job creation. This
together with the decline of agriculture and traditional textile businesses has affected
the sustainability of the towns and villages, and it is agreed that alternative options to

commuting need to be provided.

If there can be broad generalisations made about property provision it is the parish
councils’ perception that the very small businesses (1-2 persons) can find
accommodation, as they are often home-based. Unfortunately those that are slightly
larger (3-5 persons) struggle — it is these for whom space is required. However there
is a reluctance to host larger businesses because of the conflicts they can have with
residential amenity, for example, in the form of increased noise and traffic movement.
Although it is suggested that these larger businesses are suitable for redeveloped

agricultural holdings away from the main residential areas.
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Socio-Economic Background

The Leicestershire Economic Perspective 2002 report prepared by Leicestershire
County Council, Learning Skills Council Leicestershire and Leicester City Council
provides some baseline information about the County’s economy. These are stated

below and then developed further, focusing in to a Borough level, later on.

Manufacturing employment in Leicestershire is 26.5 percent higher than regional or
national figures, and consequently the County is therefore relatively under-
represented in the service sectors such as retailing, business services, health,

education, hotels and catering, other services, and banking and insurance.

The County’s start up and survival rates are similar to regional/national averages.
However the economic activity rates for Leicestershire are higher than the national
and regional rates. Conversely the wages rates are slightly below regional and
national averages. The respective average earnings in 2001 for each area were
£9.20 in the County, £9.32 (East Midlands) and £10.66 per hour at national level.

The report concludes that employment growth is anticipated within the service sector,
especially business services, with the downward trend in manufacturing likely to

continue, particularly within the textiles and clothing sector.

The Borough has a population of 100,100, which is a slight increase (three percent)
from the 1991 census, a growth that is forecast to continue over the next ten years.

The age structure of the Borough’s population is roughly in line with the national

average, albeit slightly older with a greater proportion of those over 40 years of age.

In Table 2 we show the comparable unemployment rates from local to regional level,
which shows that the Borough has a particularly low unemployment rate.

Table 2 — Local, Regional and National Unemployment Rates

Area Unemployment Rate,
October 2003

Hinckley and Bosworth 1.4

Leicestershire 1.5

East Midlands 2.2

United Kingdom 2.5
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However this hides some particular problem areas within in the Borough. As
measured by the Index of Multiple Deprivation the wards of Bagworth, Trinity, Earl
Shilton and Clarendon are the worst performing in the Borough and three of them are

in the bottom quartile in the Country.

The Borough does have a labour cost advantage over the rest of the County and
against national averages, as Table 3 shows, undercutting Leicestershire’s average

wage rate by five percent, and national figures by 15 percent.

Table 3 — Borough, County and National Wage Rates Compared

Area Gross Average
Weekly Pay, £
Hinckley and Bosworth 321.56
Leicestershire 333.02
England and Wales 373.24

Source: New Earning Survey Nomis 2001

The influence of surrounding towns, and cities is shown by the fact that in Hinckley
and Bosworth only 32 percent of residents work within the Borough, another 32
percent work in Leicester. This compares to County averages of 36 and 31 percent
respectively. The Borough’s residents also commute the second longest distance to
work of all the Districts in Leicestershire, which indicates a greater reliance on using
the car to get to work than any other District in the County. (From the Hinckley &

Bosworth Economic Study October 2002, Leicestershire County Council).

VAT Data

We have also examined VAT registrations and de-registrations to build a picture of
the strength of demand and the buoyancy of the local economy. VAT
registrations/de-registrations are widely used as a measure of the health of local
economies, and the degree of entrepreneurial activity.

Table 4 below provides VAT registrations and de-registrations for the period 1994-
2002 (the timeframe for which statistics are currently available). Data for Hinckley &
Bosworth has been augmented with County, regional and national figures, for

comparative purposes.

The data shows that Hinckley & Bosworth is an entrepreneurial local economy, and

notwithstanding the reducing employment numbers in manufacturing, that the stock

E2919 / Final Report / May 2004 / Tel 01925 830007 18



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

2.70

2.71

of businesses is growing year on year with new registrations exceeding de-
registrations. This has continued unabated since 1995. On average 319 new
businesses have been registered each year — 32 more than the annual de-
registration average.

Table 4 shows that every year since 1994, Hinckley & Bosworth has bettered the
Leicestershire and East Midlands regional performance in start-ups. Since the
beginning of the new millennium Hinckley & Bosworth has largely bettered England’s

performance and has exceeded, each year, that of Great Britain.

Table 4 — Hinckley & Bosworth Companies - New VAT Registrations

94 95 96 97 98 99 00 01 02
Great Britain 27.7 28.4 27.6 25.1 251 25.9 255 27.0 26.7
England 26.7 27.4 26.5 24.1 24.0 24.8 24.4 25.8 25.6
East Midlands 30.7 311 30.6 28.1 28.3 29.4 28.1 29.6 28.0
Leicestershire 27.6 275 28.7 26.7 25.8 27.2 25.9 28.0 25.7
County
Hinckley & 27.2 26.3 27.7 23.7 25.9 26.3 24.0 26.3 23.7
Bosworth
Company Numbers 300 310 295 345 315 310 340 310 345
De-registration 340 305 275 280 230 265 300 310 275
Numbers
Difference -40 +5 +20 +65 +85 +45 +40 - +70

NB: The table shows numbers of head of population per new VAT registration, i.e. the lower the
figure the more the number of registrations.

Whilst Table 4 provides a global picture, we have examined in greater detail the
differing industry sectors, to establish where gains or losses have occurred. There

are four industry groupings where we feel it is important to highlight trends:

Manufacturing has seen, for each of the last seven years, the number of de-
registrations exceeding new registrations. This reflects the declining importance
of manufacturing in the local economy — in line with evidence drawn from other
data sources. Yet, between 1994 and 2002, the overall change has been a net
loss of only 30 companies.

Transport, storage and communications has experienced net growth every year
since 2000. This may be the beginning of a trend, reflecting again the national

change in economic structure towards service sector businesses.
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The financial services sector has also seen registrations outstripping de-
registrations. However in total, the numbers for this sector are only a fraction of
those in the manufacturing sector.

Real estate, renting and business activities — this sector has had the greatest
volume of business growth. The increase in the number of new registrations

peaked in 1997 but the sector averages some 100 start-ups per annum.

Company Size

It is important to recognise that different sizes of companies, at different points in
their lifecycle, have differing spatial and property drivers. The ‘Share of Businesses
in the UK’ data published in January 2002 identifies that nationally over 99 percent of
all businesses are classified as small businesses (up to 49 employees according to
DTI definitions). This percentage includes micro businesses (up to 9 employees) and
indeed the growth in numbers of businesses in the UK during the last two decades
has been primarily fuelled by increasing numbers of sole traders and micro

businesses.

Of some 3.8 million business enterprises at January 2002, only 7000 met the
definition of a large company (250 plus employees). Table 5 illustrates the structure
of these enterprises by percentage of all companies and all employment. It clearly
highlights the importance of land and premises provision for small businesses.

Table 5 — Size of Businesses in the UK (January 2002)

Employee
Numbers

Percent of all
companies

Percent of all
employment

Small

0-49

99.1

43.7

Medium

50-249

0.7

11.9

Large

250+

0.2

44.4

2.74

NB: Data based on 3.8 million business enterprises

The Future

The Leicestershire Economic Perspective report identified a number of high growth
sectors in the County economy. Although no figures are available to a Borough level,
similar sectors are likely to be important throughout the County and in each district.
The expected job increases are illustrated in Table 6. Over the same period the
traditional Textiles and Clothing sector will experience a loss of some 13,000 jobs.
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A sector not shown in the Table is the distribution industry, which is anticipated to be
a significant growth sector in Hinckley and Bosworth given the Borough's excellent

communications infrastructure.

Table 6 — Growth Sectors in Leicestershire

Highest Growth Sectors Year 2000 Year 2010 Job

Jobs Jobs Increases
Business Services 41,000 48,000 7000
Education 36,000 42,000 6000
Hotels and Catering 19,000 24,000 6000
Retailing 44,000 48,000 4000
Paper, printing and 10,000 13,000 3000
publishing

Source: Leicestershire Economic Perspective 2001

Developing on this baseline data and to further assist in the consideration of
employment land provision through to 2015, we commissioned an economic forecast

for Hinckley and Bosworth, from Cambridge Econometrics.

This forecast data is included at Appendix 5. It traces economic performance and
employment structure back to 1981, as well as providing projections to 2015. The
forecast breaks down employment and associated GVA (gross value added) into the
nine standard industrial classification groupings adopted by the Government, ie:

Agriculture

Mining and quarrying
Manufacturing

Electricity, gas and water
Construction

Distribution, hotels and catering
Transport and communications
Financial and business services

Government and other services.
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Analysis of the forecast reveals the following:

between 1981 and 1998 there was a virtually unbroken year on year growth of
numbers in employment. At 1998 the figure peaked at 48,900, an increase of
3700 from the 1996 figure of 45,200.

employment growth from 1981 onwards was underpinned by increases in the
manufacturing sector to almost 43 percent of total employment in 1998.

since 1998 the Borough has seen its employment numbers fall each year. At
2003 the figure was 43,000 - a 12 percent drop over the five years. The sole
reason for this has been a steep decline in the manufacturing sector, where
numbers fell by no less than 40 percent in the period 1998 to 2002. However,
numbers have stabilised between 2002 and 2003.

during the period 1998 to 2003 employment in the generic service industry
sectors grew by around one third but this percentage growth was far outstripped
by the declining numbers in manufacturing.

the forecast suggests marginally declining total employment numbers for another
three years, before an upturn begins again in 2009. There will then be a gradual
year on year growth continuing to 2014, at which time numbers are forecast to
level off.

the increase in employment numbers, projected from 2003 through to 2015, is
only 500. However this masks a further 25 percent reduction in manufacturing
sector numbers, countered by a growth in the service sector.

The upshot is that Hinckley and Bosworth’s economic structure will follow the
national trend towards the service sector and reducing employment associated with
manufacturing activity. This will have a clear impact upon employment land and
premises provision in the future. There will be a change of emphasis in land use
(towards distribution and office functions) and premises provision away from older
industrial properties. This also impacts on where the land provision should be, as the
modern location needs of the office and distribution sectors can differ from those of

manufacturing companies.

Interpretation of the employment number forecasts suggests that there will be a
further 2900 jobs in the service sector from 2003 through to 2015. As these sectors
include, for example, healthcare, education, light industrial and distribution uses, not

all these jobs will translate into commercial office space.
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Assuming a 50:50 split this would require some 260,000 sqgft of additional office
floorspace (based on a standard person to floorspace ratio of 1:200 sgft) — not a

significant amount over a twelve-year period.

In conjunction with this economic forecast it is worth reiterating some of the findings
of the Government’s Foresight programme - a think tank predicting future trends and

influences on the UK's socio-economic environment.

It expects that structural forces at work in the economy will create an explosion of
SMEs (Small and Medium Enterprises) in the near future. Currently the UK has

around 3.75 million such businesses. This rapid growth and change will be driven by:

Revolutionary advances in computing and communication technologies,
especially the internet. In 3-5 years broadband communications and digital
convergence will revolutionise access to data and online services.

Advances in other technologies such as material sciences and biotechnology.
Growth in knowledge-intensive work supplanting labour-intensive industries.

The rise of intellectual capital as the key value creation.

This will lead to many new opportunities for SMEs. Many more will be in technology
intensive sectors. Other new SME opportunities will arise from large corporations
outsourcing, unbundling or taking equity stakes in start-ups. There will be parallel
opportunities in the public sector — in health, caring services for the elderly and
disabled.

The size of the SME population will have grown to at least 4.5 million by 2010. The
majority of today’s SMEs will not exist in 2010 and the majority of SMEs that will exist
in 2010 do not exist today.

We will also see new ownership patterns (with more companies owned by women,
minorities, and people in their 20s and 60s); intangible assets as the main drivers of
value; SMEs acting in collaborative groups, in procurement for example; access to
more financing options; and proportionately more companies trading internationally.
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The trend will be to advanced manufacturing, not nuts and bolts. This could be
accommodated in offices rather than traditional manufacturing space. While the

wealth in manufacturing GVA will come from office based activities.

Interestingly the growth in value added is not matched by a growth in employment as
Cambridge Econometrics’ forecast for the Borough reveals. GVA will grow by around

one third in the period while employment numbers will grow by only 1.5 percent.

Conclusions

The Borough’s economic strength is shown by amongst other things its very low
unemployment rate. This might suggest, together with limited workforce growth, no
need for further employment land and premises development. However the ongoing
structural change in the economy, the shift from manufacturing to the service sector,
means that there is a need to provide different types of accommodation to house

emerging, modern businesses.

This low overall unemployment hides certain areas of deprivation within the Borough
(i.e. Bagworth, Earl Shilton and parts of Hinckley), all strategies recognise that such
gaps need to be reduced. The provision of employment opportunities, including
premises, is one means to achieving this. There is also a need to ensure that there is

small business space in the rural villages throughout the Borough.

Local residents tend to commute further than the people in the rest of the County, in
part influenced by the proximity of the Borough to larger economic centres such as
Coventry and Leicester. Hinckley Borough also has a labour cost advantage over its
neighbouring districts. Both these facts support the scope for further employment

development within the Borough, in terms of both competitiveness and sustainability.

All stakeholders, including the local community, recognise the need for more (and
improved) employment land and premises, however there is a natural concern about

the conflicts of larger businesses with residential amenity.

Hinckley is a relatively entrepreneurial Borough, with new start-ups in the service,
knowledge-based and technology sector. Public sector strategies are looking to
accommodate these companies in incubators, small business space and follow-on

space for the successful, growth companies. These strategies also want to improve
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the communications infrastructure and IT connectivity both of which are also highly

important (just like the land and premises issue) to economic development.

The strategy emphasis on small businesses is correct, they make up the bulk of the
economy, a trend that will continue into the near future. This will lead to a consequent
increase in flexibility, dynamism and technological adaptation in the economy. The
impact in property terms is the need for adaptable, small business space suited to

the needs of these companies.

Some of these businesses will be involved in the cluster sectors which EMDA are
targeting, in Hinckley clothing and textiles and creative industries will be particularly

relevant.

There is a consistent policy towards urban regeneration and nowhere is this more
applicable than in Hinckley town centre and particularly the Druid Quarter. Mixed-use
redevelopment is the order of the day and will play an important part in providing new

business space and increasing the vitality of the Borough.

Forecasts suggest a need for around 260,000 sqft of new, commercial office space to
accommodate the service sector shift in the Borough to 2015. This equates to an

annual development rate of some 25,000 sqft.
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PROPERTY MARKET - GENERAL

Introduction

Prior to analysing the Borough’s property market by the individual components of
sites, industrial (manufacturing and warehousing) and offices — we provide

commentary relating to the global market situation.

Public Sector Property Enquiries

The main public sector agencies with remit for the study area are Hinckley &
Bosworth Borough Council (HBBC), Leicestershire County Council, the East
Midlands Development Agency and the sub regional partnership of Leicester Shire
Promotion. They all have roles which include sites and premises marketing and/or
enquiry handling. We have had access to various databases of enquiries and these

are analysed below.

The local nature of the property market is well illustrated by the breakdown in

enquiries received by HBBC, see Table 7.

Only 28 percent of the enquiries between 1999 and 2003 are from outside the

Borough.

Table 7 - HBBC Enquiries — Reason for Enquiry

Year
Reason Total
1999 2000 2001 2002 2003

Expansion 16 9 5 16 16 62
Inward 45 27 27 40 25 164
Investment

Relocate 43 47 46 32 26 194
Start-up 58 48 23 22 16 167
Development - 2 - - - 2

In line with the economic and employment characteristics highlighted in Section Two

(Context), there is a very definite emphasis towards industrial sector need.

Over the period 1999 to 2003 HBBC received 487 enquiries for industrial or

warehousing space; compared to just 27 for offices.
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Table 8 — HBBC Enquiries — Property Type

Year
Reason Total
1999 2000 2001 2002 2003
Industrial / 131 103 77 98 78 487
Warehouse
Office 11 7 6 2 1 27
Sites 11 15 5 2 0 33

Inward Investment

There are two main inward investment agencies covering the Borough, EMDA and
Leicester Shire Promotion. The former tend to source and handle international

enquiries, while the latter deal with the national sector.

EMDA state that the inward investment market is relatively quiet at the moment,
reflecting the global economic slowdown. There are also relatively few manufacturing
sector enquiries, most of the need is service sector orientated, which tend to prefer

city centre locations. There is therefore limited interaction with Hinckley & Bosworth.

Unfortunately Hinckley and Bosworth is not seen as a particularly attractive inward
investment area, mainly because there is not the stock of suitable property to
accommodate companies, nor is it grant assisted. Although the emergence of Logix
Park is beginning to see it being mooted as a potential home for major industrial

enquiries.

However, the issue is not just about large properties, many of the companies EMDA
assist are relatively small. They generally range from 100 sqgft office based
operations to 30-40,000 sqft warehouse based companies. Larger companies tend to

look after themselves.

EMDA cannot recall a successful investment into the Borough. The most popular
areas they find are the M1 corridor, between junctions 27-30; and Northampton,

especially if the company originates from the south of the Country.

Leicester Shire Promotion however have recorded five inward investment successes
into Hinckley & Bosworth between 1998 and 2003. Investments which created or

safeguarded over 500 jobs.
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This is a performance on a par with the other rural districts in the County. Not
surprisingly Leicester City has attracted the most investments over this timescale,
with 23.

Of these five ‘successes’ in Hinckley, two were service sector marketing companies
(accounting for 28 jobs), one of which has since relocated elsewhere within the
County. The others were manufacturing companies, two of them in the automotive

industry.

Leicester Shire Promotion believe the advantages of the area to be its strategic
location alongside the M69, linking West and East Midlands; there is also a beneficial
cost differential compared to other more established areas; while a number of
companies are attracted to the major businesses present in the Borough, eg:
Triumph, Caterpillar, MIRA.

Against this, however, their view is that the stock of accommodation is limited and

poor, with little quality space and a lack of office space.

Public Sector Agencies

Generic comment was received from a number of public sector agencies (eg:
Business Link for Leicestershire, Leicestershire Chamber of Commerce, Hinckley &
District Economic Partnership) covering the study area. Most came to similar

conclusions.

The lack of available employment land has meant that local businesses have found it
difficult to expand or find suitable premises. Consequently they have migrated to

locations in Warwickshire and Leicester.

Latterly there has been an emphasis on supplying large distribution warehouses,
however this has been to the detriment of smaller 1000-5000 sqft light industrial units

aimed at indigenous businesses.

There has tended to be an uneven focus on the town of Hinckley and the A5 corridor,
not unnaturally given its scale and links to the motorway network. However much of
the Borough is rural and consideration of the outlying villages is required — there is a

need for rural diversification to sustain these communities.
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Although the service sector is limited in size, matching national trends, it has the

scope to expand if it is promoted and suitable accommodation is provided.

There is also the perception that there is a major shortage of small units for start-up

businesses such as managed workspace and serviced offices.

Existing Reports

There have been a number of studies undertaken with direct relevance to the general
property market. Most are County or region-wide in their coverage, but include key
comments and conclusions which apply equally well to Hinckley & Bosworth.

Leicestershire Business Survey 2001
The Leicestershire Business Survey 2001 identified those factors influencing a
company'’s choice of location. As Table 9 shows ease of access is the most important

aspect, followed by low crime, available car parking and labour availability.

Table 9 — Factors Influencing Choice of Location

Factor Mean Score
Ease of Access 4.0
Low Crime 3.7
Car Parking 3.6
Labour Availability 3.3
Financial Assistance 2.7
Prestigious Location 2.6
M1 Corridor 2.6
Proximity to Customers 2.4
Public Transport Links 2.4
Brownfield Site 2.3
Greenfield Site 2.2
Proximity to Suppliers 2.1
Proximity to Similar Industries 1.9
City Centre 1.6

Source: Leicestershire Business Survey 2001
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Regional Employment Land Priorities Study

3.25 This study was undertaken by Innes England and Sinclair Knight Merz on behalf of
East Midlands Development Agency in June 2003. It was carried out in order to
inform EMDA’s input into a number of policy areas and guide policies and
programmes as they relate to employment land of both EMDA and partner

organisations.

3.26 The report drew out a number of employment land implications from the Regional
Economic Strategy (RES) and those that are relevant are reproduced in Table 10

below.

Table 10 — RES Employment Land Implications

Priorities (General) Rationale And Linkage To RES

1P Ensure that there is adequate supply | Adequate land and property provision is a
of land of the right quantity and necessary condition for economic
quality for employment development | competitiveness. Well functioning and
(B1, B2 and B8) in sustainable responsive markets for land will facilitate
locations. economic progress.

2P Enhance the provision of incubator 75% of all new employment between 1995
space in order to: and 1999 was created through new

business starts and it is anticipated that
(i) provide accommodation for start | much of the employment in the region in

up companies 2010 will be in businesses that do not exist
in 2003.
(i) assist regeneration by supporting
enterprise in areas of need Growth of enterprise in areas of need is
(especially in relation to micro also an important contributor to
businesses and social regeneration in these areas.

enterprises)

(iii) foster growth in science and Incubators for science and technology will
technology start ups, especially | assist technology transfer.
in locations close to universities
and research institutions

3P Enhance the provision of expansion As above.
space to support businesses
graduating from incubator

accommodation.

4P Create network of international Innovative companies, (defined as
recognised innovation centres companies that successfully exploit new
capable of attracting new research ideas enabling profitable change), grow
funding, new business and new faster, are more profitable and sustain
knowledge to the region. higher performance than their non-

innovative counterparts. The region’s
economy is skewed towards low skilled
sectors with poor record of innovation.
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Priorities (General)

Rationale And Linkage To RES

5P Enhance provision and science and

technology parks.

As above.

6P Provide high specification ICT

locations.

7P Ensure there is an adequate range of
high quality employment land to
attract new inward investment.

8P Enhance the supply of sites that will
facilitate modal shift of freight

ICT is now widely regarded as a critical
component of regional competitiveness.
High quality ICT provision is fundamentally
important to a wide range of high growth,
high knowledge, high productivity activities
of the sort the region needs to attract to
improve competitiveness.

This priority is virtually a subset of priority
1P in so far as the site requirements of
inward investors are generally not so
different from the requirements of the more
discerning indigenous sector. That said,
given the wider choice of competing
locations open to them, ‘mobile’ investors
typically have less reason to accept sub-
optimal conditions than indigenous
business which might be ‘tied’ to a
particular location. It follows that success
in this sector is more critically dependent
on quality.

Need to reduce predicted growth in road
traffic and enhance sustainability of freight

transport from road to rail.

industry.

3.27 The report goes on to identify locational requirements for each of the different types

of property. These needs are used as the basis against which the supply and

demand for accommodation in the Borough is assessed.

Table 11 — Offices (B1) - Summary of Locational Requirements

Market Segment

Locational Requirements

Incubators to support
Enterprise and Innovation

Within urban centres (or rural equivalent) on the edge but
not within the central core. Particular priorities include areas
with high deprivation.

Follow on Accommodation

As above.

Incubators to support R&D
activities

Primarily in areas where there is established R&D capacity
(Note: These are specialist units to be distinguished from
general incubator provision.

Provision for Mainstream:

(i) City/town centre sites

(i) Out of town Business
Park sites

(i) Within city/town centres on sites well supported by
public transport and ICT infrastructure, with good
quality internal and external environment and ready
accessibility to facilities.

(i) On edge of settlement locations adjacent or very close
to the primary road network with high quality internal
and external environments and good ICT infrastructure.

Science and Technology
Parks

Only where there is a sufficient capacity in the locality (in
terms of research activity / skills / entrepreneurial depth /
existing R&D firms, etc) to justify dedicated provisions.
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Table 12 — Manufacturing (B1/B2) and Wholesale (small B8) - Summary of
Locational Requirements

Market Segment

Locational Requirements

Small workspace incubators

Within or on the edge of urban centres.

Second Stage provision

As above

Provision for mainstream

Within or on the edge of urban centres close to labour
(but not within residential areas) and with good
access to the primary road network primarily.

Large scale manufacturing units.

Needs are variable but usually require very large sites
close to labour and primary road networks. Special
requirements could include proximity to airports,
component suppliers, availability of grants, robust
utility providers.

Table 13 — Distribution and Warehouse (B8) -

Requirements

Summary of Locational

Market Segment

Locational Requirements

Small Units to provide warehouse /
distribution depots to serve a local
market

Within or on the edge of urban centres.

Medium sized units serving a local
and sub regional need

Within or on the edge or urban centres, preferably
with good access to national road network.

Large Regional Distribution
Centres serving a wide region (for
example South East and Midlands)

Strategic locations that maximise operational
efficiency (usually defined by locations that minimise
distance between centre and markets served).

Good accessibility to national road network critical
and near availability of labour important. Does not
need to locate close to urban centres but preferable
for labour requirement

National Distribution Centres
serving the entirety of the UK.

As above.

3.28 A number of key recommendations were made, three are particularly applicable to

Hinckley and Bosworth and are repeated below.

Enhance supply within the incubator segment, particularly where stock is limited

and especially where there is evidence that lack of ‘second stage’
accommodation is impeding the transition of maturing firms from incubator space

to next stage provision.

Support provision of small workspace, by either the public or private sector,

where there is emerging supply deficiency.

Support the provision of employment land for manufacturing uses, where there is

evidence of market need. This role might be more in terms of advocating the
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3.29

3.30

3.31

3.32

3.33

3.34

3.35

3.36

case for more employment land allocations in local plans rather than investment

intervention.

Quality of Employment Land Study
EMDA, East Midlands Local Government Association and the Government Office for
the East Midlands carried out this study in 2002, which considered the employment

land and premises situation region-wide.

Introduction
East Midlands is broken down into seven sub-regions in the study, one of which,

Three Cities Leicester, covers the Borough of Hinckley and Bosworth.

A number of findings relating to the wider sub-region are worth reiterating to provide

context to our analysis of Hinckley and Bosworth.

Offices

There are three main office markets: Leicester City Centre; out-of-town, motorway
related; and Loughborough. Even in Leicester the highest levels of demand are for
small spaces, 1000-5000 sqft. Much of this take-up coming from local companies

rationalising or upgrading.

Take-up of motorway related supply has been particularly robust, covering a wide

range of sectors, occupying all sizes of space.

Local companies will continue to upgrade and consolidate driving office demand,
however the professional services sector is vulnerable to the competing attractions of
Birmingham and Nottingham. However Leicester remains an attractive location for
inward investors based upon good labour availability, a low cost base and its London

train connections.

The three universities of Leicester, De Montfort and Loughborough (together with the
town's strong pharmaceutical R&D base) provide the potential to create

R&D/Science Park development in the sub-region.

Industrial
Historically, demand has been in the main for quite small units of 5000 to 10,000 sqft,

with the occasional larger requirement. A trend that is likely to continue.
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3.37

3.38

3.39

3.40

3.41

3.42

3.43

3.44

The high quality road networks, central UK location and availability of key sites has
led to the area becoming something of a distribution hotspot. There are four key sites
accounting for much of this development — Magna Park; Bardon; Willow Farm and
Nottingham East Midlands Airport.

The demand from this logistics sector is likely to continue, with premises

requirements continuing to increase in size — typically 300,000 to 400,000 sqft.

Sites
There has been very strong growth in the demand for employment land, with a
doubling of take-up over the last five years compared to the five preceding them -

295 hectares compared to 148.

The bulk of this (some 60 percent) has come from B8 distribution developments.

There is a perceived shortfall in sites to accommodate Leicester’'s requirements both

within the city centre and in peripheral locations.

Throughout the sub-region, on the basis of historical take-up, the forward land supply
is not sufficient to provide for the needs of the next ten years and allows little margin

for choice or flexibility.

Major Inward Investment Sites

In the last decade the East Midlands has attracted just one single-user project of 25
hectares plus — Toyota at Burnaston. It is becoming increasingly difficult to predict
what inward investors want, especially as they diversify away from traditional large-
scale manufacturing towards smaller office, high-tech and distribution operations.
The concept of allocating fixed, large sites, which perhaps do not meet their needs, is

therefore flawed.

The report recommends a more flexible approach to speeding through the planning
process, to allocate large sites to bespoke requirements when major footloose

occupiers arise, to ensure their needs are met more closely.
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3.45

3.46

3.47

3.48

3.49

3.50

3.51

High Tech Manufacturing in Leicestershire

Birmingham University examined high tech manufacturing in Leicestershire on behalf
of the County Council in 2002. The key findings were that this is a very diverse
sector, with much of the County’s employment centred around Charnwood and

Leicester City.

Although there is a slightly higher than average employment in the sector compared
to regional and national averages, it is as a result of domination by some large firms.
For example 10 firms account for 39 percent of employment in the sector. This
includes three in Hinckley and Bosworth - Caterpillar, with 1200 employees; Triumph,
650; and Druck, 600.

Perhaps as a result of this there is a lack of micro businesses (those of between one
and ten employees). The report also identified the poor communication and trading
linkages between firms and between the various sub-sectors under the high tech

‘umbrella’.

Various initiatives are recommended and these include, for example: increased
training, improved skills, creating linkages, easing legislative burden, etc. Drawing
out a recommendation relating to property, is the need to encourage start-ups, which

suggests the creation of high-tech incubators in the County.

Conclusions

A number of general conclusions can be drawn about the property market in the

Borough, which is in the main a local marketplace requiring industrial premises.

Statistics indicate a very limited office demand — however there is the potential for
attracting small-scale (1000-5000 sqft) footloose requirements to motorway related
developments. Generally Hinckley loses out to the surrounding city’s competing
developments. From a small base, a reasonable growth in demand for service sector
accommodation is expected, if space is provided — quality incubators, serviced

offices and small office suites.

There is a recognised lack of available employment land in the Borough, a situation

exacerbated by the general shortfall throughout the Midlands. In itself worsened by
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3.52

3.53

3.54

3.55

3.56

3.57

the large land needs of the modern logistics sector, which tend to require premises of
300-400,000 sqft.

Hinckley is becoming a distribution location in line with much of the rest of the
Midlands, based upon its centrality to the M1 and M6 motorways. However this
sector increasingly needs very large space provision) and accordingly employment

sites also need to be substantial.

There is also a lack of industrial accommodation for business start-ups and small
companies — this means moderate and high quality space of all sizes up to 10,000

sqgft, including managed workspace.

There is a lack of inward investment based upon the better attraction of competing
locations, but also due to a lack of quality property supply. This demand segment is
also experiencing the service sector shift which is occurring throughout the wider

economy.

There is limited rural workspace provision — there are few opportunities for
businesses to base themselves in locations outside the south west corner of the
Borough - Hinckley, Barwell and Earl Shilton.

The main aspects influencing a company’s property choice are car accessibility, car

parking, security and workforce availability.

The Regional Employment Land Priorities Study provides a good framework against
which to test the locations for new development, as it identifies the key locational

drivers for land and premises.
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4.0

4.1

4.2

4.3

4.4

4.5

4.6

SITES

Introduction
In this section we consider the Borough'’s portfolio of employment land development

opportunities. Hinckley & Bosworth as a Borough needs suitable land to enable
existing companies to relocate as they outgrow their existing space or react to
changes in their business; attract new business into the region; or to create
opportunities to accommodate the service sector shift.

There are two elements to this: land for companies themselves; and land for property

developers, who either sell on or develop on behalf of companies.

The vast majority of this portfolio is identified in Hinckley & Bosworth Borough

Council’'s Local Plan process, and this forms the main basis for the analysis.

The Deposit Draft Leicestershire, Leicester and Rutland Structure Plan Employment
Policy 1 ‘Quantity of Employment Land for New Development’ makes provision for
the development of about 1244 hectares of land for employment in the industrial,
office and warehousing and distribution sectors in the County between 1996-2016.
The Plan indicates that 122 hectares of this employment land should be made

available in Hinckley and Bosworth.

This 122 hectares allocation over the Plan period (20 years) suggests a future annual
land supply of 6.1 hectares per annum is needed to cater for economic growth in the
Borough.

The Plan makes provision for this through the development of Strategic Employment
Sites across the County between 1996-2016, which are defined as ‘large
employment sites to meet specific needs’. Within Hinckley and Bosworth Borough
provision will be made close to Hinckley, and the 45 hectares allocated will be split
between two sites, one of which is underway, Logix Park. The other remains

unallocated.
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4.7

4.8

4.9

Since 1996, 97.28 hectares of land had been developed or committed for

employment purposes. This leaves a balance of 25 hectares to be found, earmarked

for the Strategic Employment Site (para 4.6).

Table 14 — Replacement Structure Plan Requirement for Hinckley & Bosworth
Borough 1996-2016

Category Hectares
Replacement Structure Plan Requirement 1996-2016 122.00
Completions since 1996 36.13
Commitments at 31/03/03 45.52
Allocations at 31/03/03 15.63
Total Built or Committed at 31/03/03 97.28
Balance to be Allocated 25.00

Since March 2003 another 5.3 hectares has since been built out at Beveridge Lane,

Stanton under Barden, leaving a remaining plot of 1.3 hectares.

Supply

In Table 15 we provide an up-to-date schedule of the Borough'’s land portfolio, with

brief comments and expected availability. Plans for each site are included in

Appendix 11 together with more detailed information on them.

Table 15 — Hinckley and Bosworth Borough Employment Land Supply

Site Size, Planning Comment Estimated
ha Status Availability,
years
Logix 20.8 Detailed Owned by Rosemound 0-1
Distribution Consent Developments
Park, Developer tied
Hinckley Shortly to commence
development
Caterpillar 10.9 Detailed Owned by Caterpillar Owner-specific
Tractor, Consent
Peckleton Expansion Land
Lane, Desford
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Site Size, | Planning Comment Estimated
ha Status Availability,
years
MIRA, 9.0 Commitment Owned by MIRA Specialised
Watling
Street, Specialised uses in
Higham on connection with MIRA
the Hill
Land North of | 4.7 Outline Consent | Owned by Crest Nicholson | 0-1
Coventry
Road, Want to redevelop for
Hinckley housing
Rear of 3.9 Commitment Owned by Sketchley Owner-specific
Sketchley
Works, Rugby Expansion Land
Road,
Hinckley
West of Stoke | 3.5 Detailed Owned by Flude Holdings | 0-1
Road, Consent
Hinckley Likely to have aspirations
for retail use
A5 Watling 2.7 Outline Consent | Owned by A R Cartwright 0-1
Street, Nutts
Lane, Developer tied
Hinckley
Beveridge 1.3 Commitment Remaining plot at Interlink | 0-1
Lane, Stanton Distribution Park
under Bardon Developer tied
Rear Jarvis, 1.0 Existing Marketed by North Rae Owner-specific
Coventry Employment Saunders
Road, Area
Hinckley Expansion Land for
adjacent unit
Moat Way, 0.5 Detailed Marketed by Castle 0-1
Barwell Consent Commercial
Developer tied
Site works underway for
design and build scheme
of 20,000 sqft in 5-6 units
Wheatfield 0.3 Existing Marketed by Sturgis 0-1
Way, Employment Shattock & Partners/LSH
Hinckley Area Developer tied
Fields IE Likely to attract road
related uses
Stephenson 0.3 Existing Unknown ownership 0-1
Road, Employment
Harrowbrook Area Vacant, unmarketed site
IE, Hinckley
Wood Street, | 0.1 Existing Owned by F E Downes 0-1
Hinckley Employment
Area Relocating business there | Developer tied
Totals 59.0
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4.10

4.11

4.12

4.13

4.14

4.15

The schedule indicates that there is approximately 59 hectares of land available in
the Borough, with the 25 hectare Strategic Employment Site to be allocated this
increases to 84 hectares.

Given the expected annual take-up of 6.1 hectares this equates to a forward supply
of over 13 years, which suggests that there is sufficient land to accommodate the
growth of the economy within the Local Plan period to 2016.

However, the appraisal of an area’s employment land resource is not just one of
qguantity, but also one of quality, location and availability. All aspects need to be
balanced to provide an optimal development scenario.

In Table 16 we analyse the land supply by its geographic location and availability.

Table 16 - Location and Availability Assessment

Availability, years Total,
Location Immediate | 1-3 3+ Owner-specific/ hectares
Specialised
Hinckley 32.4 - - 4.9 37.3
Desford - - - 10.9 10.9
Higham on the Hill - - - 9.0 9.0
Stanton under Bardon 1.3 - - - 1.3
Barwell 0.5 - - - 0.5
Total, hectares 34.2 - - 23.8 59.0

Looking at the question of geographic spread, although Hinckley has almost two-
thirds of the land supply, this is to be expected given the town’s economic
dominance. There is availability in four other locations, however key centres such as

Earl Shilton and Market Bosworth lack land.

Furthermore over 40 percent of the supply is constrained by the fact that it is tied to
existing companies as expansion land, or forms part of the MIRA holding, which is
dedicated to specialised use linked to its motor testing business. Consequently the
picture is not so healthy. Although this stock of land is included in the overall figures,

in reality some of it may not actually come forward for development.
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4.16

4.17

4.18

4.19

4.20

Assuming a worst case scenario and deleting this resource from the land supply, the
resulting 34.2 hectares that is available is practically wholly concentrated in Hinckley

and represents just a five and a half years forward supply.

There are also three sites where higher value uses are competing for the land. Land
to the North of Coventry Road is owned by housebuilders Crest Nicholson; West of
Stoke Road appears to form a natural extension to the Hinckley Retail Park; while the
agents on Wheatfield Way at Hinckley Fields Industrial Estate expect to attract some
form of road-related (restaurant, leisure, etc) use to their site. Consequently at threat
is another 8.5 hectares of the land supply.

Another characteristic of the Borough’s sites portfolio is the fact that most of the
available, developable land is tied to property developers offering design and build
packages. This is the case with Logix Park, A5 Watling Street, Beveridge Lane, Moat
Way, Wheatfield Way. The only site that is not expansion land, devoted to
specialised uses or attracting higher value uses is a small 0.3 hectare plot at
Stephenson Road, Harrowbrook Industrial Estate in Hinckley. Even then this site is
constrained by being in unknown ownership and is currently used for low-grade open

storage.

One segment of the market is missing, there are no sites available in the Borough for
owner-occupier businesses to purchase small, individual plots on which to construct

bespoke buildings themselves.

Demand
Historic Employment Land Take-up

According to research by the HBBC planning team, between 1996 and 2003
approximately 37 hectares of employment land was developed. This equates to a

development rate of 5.2 hectares per year.
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Table 17 — Annual Employment Land Take-Up

Year Land Developed, hectares
1996-1997 0.53
1997-1998 1.63
1998-1999 4.12
1999-2000 21.46
2000-2001 1.14
2001-2002 0.73
2002-2003 7.05
Total 36.66

4.21 However these figures are heavily skewed by the higher than average take-up in
1999-2000 when Triumph'’s new factory development accounted for over 16 hectares

in itself.

4.22 Nevertheless the Structure Plan has earmarked the higher figure of 6.2 hectares per

annum to accommodate future development in the Borough.

Public Sector Enquiries
4.23 Between 1999 and 2003 HBBC received 33 enquiries for land through their economic

development department. As Table 18 shows these were heavily weighted to sites of

up to 1.0 hectare (2.5 acres) in size.

Table 18 — HBBC Enquiries for Sites

Size, Year Totals
hectares [ 1999 | 2000 | 2001 2002 2003
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4.24 In Figure 1 below we show the equivalent enquiry data as recorded by Leicester

Shire Promotions.

Figure 1 - Leicester Shire Promotions Enquiry
Analysis - Sites

OHinckley & Bosworth

o 41
% M Leicestershire

T T
0-4.9 5-9.9 10-19.9 20-49.9 50+

Size Band, Acres

4.25 In line with HBBC, approximately three quarters of the demand is for sites of less

than 2 hectares (5 acres).

Property Agents, Investors and Developers Comment

General Comment

4.26 There are two markets to consider in understanding the demand for employment
land. The first is the demand from companies looking for sites 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.

4.27 Most end-user companies 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
and hassle involved; while it is also difficult to rationalise and visualise such an

important acquisition off-plan.
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4.28

4.29

4.30

4.31

4.32

4.33

Having premises built also requires a long lead-time to cover the planning,
negotiation and construction time involved, businesses often want to relocate within
shorter timescales. Furthermore not every company wants a brand new building,
partly because they are generally more expensive than second hand ones.

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. One route to achieving this is by developing their own site, especially if
they cannot find an existing suitable freehold property. Most requests are for small
sites of less than an acre in size.

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, they 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 secondary
importance. However without strong planning control this scenario can lead to
business areas of lower aesthetic value and layout.

Developers acquiring sites consider the nature of the market, as outlined above, as
well as the potential for speculative development, ie: 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.

Furthermore property development is intensely entrepreneurial and extremely price
sensitive. So although land may be available on the open market, if it is being

marketed at too high a price, then the developer will not acquire it.
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4.34

4.35

4.36

4.37

4.38

Specific Borough Comment

Developers are very keen to enter the Borough's property market, albeit in a small
way, however they are unable to secure the appropriate opportunities, whether due

to lack of land availability or for planning, ownership or cost considerations.

There is a recognised shortage of employment land, not just in Hinckley and
Bosworth but throughout the sub-region extending into Coventry, Nuneaton and the

M1 corridor, which exacerbates the problem in the Borough.

Although Logix Park is coming forward this is aimed at the major regional and
national distribution companies (50,000 to 500,000 sgft requirements), not small,
local businesses. There is pent up demand from these local companies for both
leasehold and freehold accommodation. Consequently there needs to be a range of

land options to accommodate them.

The Agents would like to see more land opened up in Hinckley, as it is the focus of

activity in the Borough and close to the motorway network.

Land Values

In Figure 2 we show the comparable employment land costs between Hinckley and
neighbouring locations. This shows Hinckley’'s relatively advantageous cost
differential over its higher profile neighbouring competitors.
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4.40
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4.42
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Figure 2 - Midlands Typical Employment Land Prices
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Conclusions

There is a 25 hectare shortfall of employment land that remains to be allocated — this

is earmarked for a Strategic Employment Site.

Prima facie there is sufficient land for the Borough given Structure Plan

recommendations and historic take-up levels.

The resource is concentrated in Hinckley (two-thirds). Although there are some
opportunities in the rest of the Borough, main centres such as Earl Shilton and

Market Bosworth lack sites.

40 percent of the supply is constrained as expansion land or part of the MIRA estate

and therefore may never truly come forward for general employment development.

Higher value uses are also competing for some of the land portfolio, this could

reduce further the true potential land supply.
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4.44

4.45

4.46

4.47

4.48

There are opportunities to expand the Borough’s land portfolio, if it is felt that there is

not the adequate choice and range of sites.

The majority of the available developable land is tied to specialist property
development companies. There are no opportunities for independent purchases of
land by owner-occupiers — a situation constraining the economy.

Most demand historically has been for small sites of less than one acre.

Hinckley is an attractive location and developers are lined up to work in the area.
However there are no opportunities for them. They are attracted by pent-up demand,
a cost advantage compared to neighbouring locations and the good communications

infrastructure.

There is a lack of development land aimed at small, local businesses — the main site,
Logix Park, is aimed at the regional and national distribution sector.
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5.0

51

5.2

5.3

54

55

INDUSTRIAL ACCOMMODATION

Introduction

This section considers the supply and demand conditions prevalent in the market for
industrial space in the Borough of Hinckley & Bosworth. With industrial space, in this
instance, meaning accommodation for manufacturing, storage, distribution and

warehousing purposes, together with smaller workshop premises.

The research draws upon a range of sources, primarily data available from the public
sector and through consultation with property market stakeholders in the private

sector.

Our conclusions draw together the findings of the separate supply and demand

investigations.

Supply

A trawl of developers and property agents operating in the region, together with site
visits and examination of public sector property supply registers, has provided
information on the range of premises available in the Borough. The full schedule is
provided at Appendix 7, this includes address, specification, tenure and size.

The Borough’s current stock of available industrial accommodation comprises 45
properties with a total floorspace of over 400,000 sqft. A quantitative analysis of this

schedule is made in Table 19 and a number of findings are drawn from this.

Table 19 — Vacant Industrial Property Supply — BE Group Survey 2003

Size Band, sqft & Numbers of Properties
Area N - - - - -

1000 2000 | 5000 | 10,000 | 20,000 | S0,000 | 50003 | Tota
Hinckley 4772 4902 | 38,482 | 16,029 | 31,090 | 26,000 | 237,350 | 358,625
9 3 12 2 2 1 2 31
Earl Shilton - 2900 2410 6284 - - - 11,594
2 1 1 4
Barwell - 4614 7277 - | 15,264 - - 27,155
3 3 1 7
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5.6

5.7

5.8

5.9

5.10

511

5.12

Size Band, sqft & Numbers of Properties
Area

1000 | 2000 | 5000 | 10,000 | 20,000 | s0,000 | 50001 | Tota
Groby - - 4020 - - - - 4020
1 1
Nailstone - - 3706 - - - - 3706
1 1
Peckleton 900 - - - - - - 900
1 1
Total 5672 | 12,416 | 55,895 | 22,313 | 46,354 | 26,000 | 237,350 | 406,000
10 8 18 3 3 1 2 45

69 percent of the properties, 88 percent of the floorspace, is in Hinckley. Another 10
percent of the floorspace (24 percent of the premises) are in the adjacent towns of

Earl Shilton and Barwell.

There are only three properties outside this south west corner of the Borough.

80 percent of the premises are up to 5000 sqft in size.

Two properties in Hinckley account for over half the total floorspace.

There are only two properties available to buy, one in Groby, the other in Barwell.

There are also only two properties that are of a modern specification, both are units

at Knights Court, Dodwells Bridge Industrial Estate.

In Table 20 we compare the Borough’s floorspace as recorded by the County
Council's Leicestershire Industrial Property Bulletin over the last 12 months. Since
Autumn 2002 there has been a considerable decrease in the amount of floorspace
and numbers of properties available. This reduction has continued to date, the
425,000 sqgft listed in the August/September 2003 issue has fallen by another 20,000
sqft.
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Table 20 — Leicestershire CC Industrial Property Bulletin Analysis

Period Size Band, sqft
0- | 501-| 1001- | 2001- | 5001-| 10,001- | 20,001- | 50,001+ | Totals
500 | 1000 | 2000 | 5000 | 10,000 | 20,000 | 50,000

Aug/Sep 348 | 4994 | 18,769 | 79,744 | 98,163 | 136,634 0 | 221,704 | 560,356
2002 2 6 13 26 15 10 0 2 74
Feb/March | 348 | 4094 | 16,834 | 58,515 | 53,176 | 98,218 | 55,224 | 221,704 | 508,113
2003 2 5 12 19 8 7 2 2 57
Aug/Sep 620 | 2294 | 12,995 | 63,322 | 43,894 | 86,342 | 56,938 | 159,514 | 425,919
2003 2 3 9 20 6 6 2 1 49

5.13 A number of findings can be drawn from this Table:

Demand

Steadily reducing stock of industrial space, both in terms

numbers of properties

The greatest falls in supply have been in the 5001-10,000 sqft size band

of floorspace and

Greatest turnover of property is the 2001-5000 sgft size range, two-thirds of

properties change between the registers

Turnover in the 1001-2000, 5001-10,000 and 10,001-20,000 size bands is about

fifty percent, with half the premises either coming onto, or leaving the register.

Overall Occupancy

5.14 According to Valuation Office statistics there are 1178 industrial hereditaments in the

Borough, totalling 13 million sqft. Out of all this space there are only 45 vacant

premises totalling 406,000 sqft (from Table 19 above). This suggests an overall

occupancy rate for the whole Borough of 97 percent by floorspace, 96 percent by

premises numbers.
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Public Sector Enquiries

5.15 Companies looking for business space regularly make enquiries to HBBC, these
show a strong emphasis towards smaller size demand, concentrated in properties up
to 2000 sqft.

5.16 The comparable County enquiries are less skewed, with a more reasonable spread
through the larger size bands, as Figures 3 and 4 show. However in line with HBBC

over 40 percent of the enquiries are for small, sub 5000 sqft space.

Figure 3 - HBBC Industrial Enquiries,
1999 - 2003
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Figure 4 - Leicester Shire Promotions Industrial Enquiries,
1998-2003
51
46 A

OHinckley & Bosworth
W Leicestershire

1+ T T T T
0-4999 5000- 10,000- 20,000- 50,000+
9999 19,999 49,999

Size Band, Acres

E2919 / Final Report / May 2004 / Tel 01925 830007 51



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

Property Agents, Investors and Developers Comment

5.17 The private sector property stakeholders consulted made a wide range of comments

covering all aspects of the market. To best illustrate the weight of feeling their views
have been tabulated (Table 21).

Table 21 — Property Market Stakeholder Comments

Contact

General

Regional Agent

Real shortage of employment land in the Borough, especially for
independent owner occupiers

Manufacturing market very quiet, 90% requirements are for
warehousing space

A5 needs dualling if area to become a competitive business location

Local Investor

Good demand for small, affordable, basic units

National Agent

Limited land availability and hence stock of accommodation

High house prices putting a lot of redevelopment pressure on older
industrial estates

Regional Agent

Limited land availability
Strong freehold demand

Midlands Developer

A buoyant area, and would invest again if there were further
opportunities

Local Developer

Much of stock is old and tired, there is a need for better quality,
accessible industrial estates on the outskirts of Hinckley and other
centres

Always demand for freehold space

Midlands Agent

Although not heavily involved in Borough, what is marketed goes well

Midlands Agent

Strong demand for space generally

Has developer clients who would invest in the area if there were any
opportunities

Midlands Agent

A5 requires upgrading to support development alongside it

Midlands Agent

Strong freehold demand
Where accommodation and land made available tends to perform well

However Hinckley perceived as a lower value/lower interest town for
major business compared to rest of Leicestershire

International Developer

There is a shortage of development land in the Midlands especially for
major distribution requirements

Hinckley a good distribution location, it is close to motorway and
labour and offers reasonable value-for-money

Sites need to be at least 10 acres in size

Local Developer

Real shortage of available employment land in the Borough
Demand is for 2000-5000 sqft light industrial units

National Developer

Serious land shortage in region, for both large distribution sheds and
smaller industrial units (5000-10,000 sqft)

Company interested in investing in Hinckley
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5.18

5.19

5.20

521

5.22

5.23

5.24

5.25

A variety of other comments were made:

The Borough is generally a local market, which is however quite strong. It proves
quite difficult to attract new companies into area. Most enquiries coming from within
the Borough or the County. The bulk of demand, reflecting the indigenous nature of
the market, is for 2000-5000 sqft units.

There are two markets, that for reasonably cheap, basic accommodation and that for
modern, new-build space. Most companies prefer the former as it minimises
overheads, important for what are envisaged to be low value-added businesses.

The latter is a more limited market, there are fewer companies able to afford the
more costly space. And where new buildings are constructed the developer must be
careful to not over-specify pushing up costs.

With speculative new-build space requiring a rental of £4.50-5.00/sqft and upwards,
this requires a step-change for many small local businesses used to paying £3.00-

3.50/sqft for their lower grade, older accommodation.

Furthermore local businesses demand short-term, flexible lease terms, which,
dependant upon the size of the unit, range from typically 10 years with a break option
after five years for anything above 20,000 sqft to three years for units between 2000
and 5000 sqft. Such terms do not encourage speculative development. Mainstream
developers (and their investors) look for minimum 15 years lease terms to ensure

that the economics of development are profitable.

There is a real lack of freehold space. However the strong demand for this type of
property is currently quite extreme, influenced by low interest rates and the
underperformance of the stockmarket. This is driving two areas of demand. Firstly,
company owners investing their pension funds into their business’ property rather
than the equity market in anticipation of greater gains. Secondly, private property
investors expanding their residential buy-to-let portfolios by acquiring commercial
interests.

The strength of the housing market is driving the redevelopment of older industrial
buildings for residential space throughout the Borough, especially in central, urban

areas. Although in some cases this is not necessarily a bad thing as some of the
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space has outlived its useful economic life, it is reducing the stock of employment
accommodation, especially at the lower, cheaper end of the market. This shortfall

somehow needs to be rectified and replaced to maintain the vitality of the economy.

5.26 There are a number of characteristics the typical business looks for, and where the
combination of road accessibility, car parking and security is married to decent,

value-for-money space, then demand is strong.
5.27 In Table 22 below we illustrate the performance of a number of self-contained
industrial schemes, which shows the high occupancy rates common throughout the

Borough.

Table 22 — Borough Industrial Schemes’ Performance

Total Unit Size Occupanc
Property Scheme Floorspace, P o y Comments
sqft Range, sqft Rate, %

Hinckley Workspace, 31,000 80-2000 98 60 units

Southfield Road, Moderate quality

Hinckley building

Dawsons Lane 70,000 250- 96 Minimal

Enterprise Centre, 10,000 marketing

Barwell required
Moderate quality
building

Phoenix Business 15,750 750 95 21 units

Park, Dodwells

Business IE,

Hinckley

Teal Business 8 units - 87.5 Based on number

Centre, Dodwells of units, rather

Bridge IE, Hinckley than floorspace

Mill Hill Business 27,500 100-3500 90 Includes 2000 sqft

Centre, Mill Hill poor office space

Road, Hinckley Moderate quality
building

Peckleton Lane 130,000 900- 99 About 10 percent

Business Park, 25,000 is office space

Peckleton

Hill Lane Close, 18,000 1000- 100

Markfield 2000

Alun Bray Close, 12,000 3000 100

Dodwells Bridge IE,

Hinckley

The Oaks, Earl 9300 1100- 100

Shilton 2000
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5.28

5.29

5.30

5.31

5.32

Total Unit Size Occupancy
Property Scheme Floorspace, o Comments
sqft Range, sqft Rate, %
Hinckley Business 9654 537 — 3228 100
Park, Brindley Road,
Dodwells Bridge IE,
Hinckley
Sunnyside Park, 11,662 926 — 1664 100
Hinckley Fields IE,
Hinckley
Sketchley Meadows, 29,186 814 — 2300 100
Sketchley Meadows
IE, Hinckley
Merrylees Industrial 26,105 650 — 2850 100
Estate, Leeside,
Merrylees

As can be seen the high occupancy rates occur not just in the schemes which are in
the main economic centre of Hinckley, but apply throughout the Borough. The
occupancy rates in Peckleton, Merrylees, Barwell and Markfield are as high as those
in Hinckley. Any scheme with an occupancy rate of 90-95 percent can be assumed to
be effectively at full occupancy given the expected turnover associated with smaller

space provision.

Conclusions

The bulk of the available industrial floorspace (45 properties, 400,000 sqgft) is in
Hinckley, there is other space in Barwell and Earl Shilton. There is minimal
availability outside this corner of the Borough. 80 percent of this space is up to 5000

sqgft in size. And there is little quality or freehold space on the market.

The high occupancy rates on schemes throughout the Borough, in both urban and
rural areas, are testimony to the strong demand for space. This is especially the case
for space between 2000 and 5000 sqft, however demand is good for start-up

premises right through to the 20,000 sqft level.

Requirements are from local businesses looking for space for light industrial and

distribution use, there is little manufacturing demand.

There is a lack of freehold space, and demand for this type of accommodation is at
an all time high due to a combination of low interest rates and poor stockmarket

performance.
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5.33 Demand is broken down into two sectors, that for cheap, basic space and that for
quality, modern accommodation. Both remain popular, especially where good road

accessibility is allied to adequate car parking, security and affordability.

5.34 The constrained land supply is hampering the development of new, quality
floorspace, while older business premises are experiencing strong redevelopment

pressure from housebuilders, again constraining the market.

5.35 The managed workspace and start-up business schemes, such as Hinckley
Workspace, Mill Hill Business Centre and Dawsons Lane Enterprise Centre, are all
extremely popular. There appears potential to increase the provision both in terms of
guantity (more space in Hinckley and other towns) and quality (the existing options

are of moderate image and specification).

E2919 / Final Report / May 2004 / Tel 01925 830007 56



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

6.0

6.1

6.2

6.3

6.4

6.5

6.6

OFFICE PROPERTIES

Introduction

This section considers the supply and demand for office space in Hinckley and

Bosworth.

The research draws upon public sector records and anecdotal evidence from

property stakeholders.

Unfortunately the depth of information is extremely limited, a consequence of the

small office market in the Borough.

It goes on to explore two subsectors of the office market in greater detail, science

parks and the creative industries.

Supply

A trawl of developers and property agents operating in the region, together with site
visits and examination of public sector property supply registers, has provided
information on the range of premises available in the Borough. The full schedule is
provided at Appendix 8, this includes address, specification, tenure and size.

The Borough’s current stock of available industrial accommodation comprises of 22
properties with a total floorspace of 43,258 sqgft. A quantitative analysis of this

schedule is made in Table 23 and a number of findings are drawn from this.

Table 23 — Vacant Office Supply

Size Band, sqft & Numbers of Properties

Area - - - -
0500 | 506 | 2000 | 5000 1?)(,)8010 10,001+ | Total
Hinckley 900 | 3004 7820 4107 | 24,971 - | 40,802
2 4 5 1 3 15
Barwell 1156 - - - - - 1156
5 5
Ratcliffe Culey 400 900 - - - - 1300
1 1 2
Total 2456 | 3904 7820 4107 | 24,971 - | 43,258
8 5 5 1 3 22
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6.7

6.8

6.9

6.10

6.11

6.12

6.13

The bulk of the supply is in Hinckley (94 percent of the floorspace), together with five

units on the High Street in Barwell and a barn conversion in Ratcliffe Culey.

18 of the 22 properties are below 2000 sqft in size, while there are none above
10,000 sqft.

According to their marketing agents, it is likely that two of the properties in the 5000-
10,000 sqft size band will be subdivided into smaller units (1000-4000 sqft) before
occupation. This leaves only one large self-contained property — the 8000 sqft 24
Jacknell Road.

This property is also the only one that is available freehold.

There are five properties that can be considered of good quality, either having been
recently built or refurbished. They include the aforementioned barn conversion at
Ratcliffe Culey; the recently completed Elizabeth House, close to the Council offices

in Hinckley and a 2000 sqft suite in the small office campus at Wheatfields Way.

In Table 24 we show the schedule of office accommodation as listed by
Leicestershire County Council’'s Leicestershire Industrial Property Register. This
amounts to a similar amount of floorspace as generated by the independent trawl as

described above.

Unfortunately there are no historic records of supply against which to compare

changes overtime.

Table 24 — Leicestershire Industrial Property Register Office Supply

Period

Size Band, sqft
0- | 501-| 1001-| 2001-| 5001- | 10,001- | 20,001- | 50,001+ | Totals
500 | 1000 2000 | 5000 | 10,000 | 20,000 | 50,000

Dec 2003 | 1574 | 5604 | 10,710 | 6329 | 14,971 | 10,812 0 0 | 50,000

6 7 7 2 2 1 0 0 25
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6.14

6.15

6.16

Demand

Overall Occupancy

According to Valuation Office statistics there are 366 office hereditaments in the
Borough, totalling 775,000 sqgft. Out of all this space there are only 22 vacant
premises totalling 43,258 sqft (from Table 24 above). This suggests an overall
occupancy rate for the whole Borough of 94 percent by floorspace, 94 percent by

premises numbers.

Public Sector Enquiries
Reflecting the limited office market, there are far fewer enquiries from companies

looking for office space in the Borough, compared to the industrial market.
Leicester Shire Promotions enquiries (Table 25) tend towards sub 5000 sqgft
requirements. While the HBBC data is so minimal as to be negligible in its

significance (Table 26).

Table 25 — Leicester Shire Office Enquiries, April 1998- December 2003

Size Band, sqft Hinckley & Bosworth Percent
0-4999 149 86.6
5000-9999 10 5.8
10,000-19,999 5 2.9
20,000-49,999 6 3.4
50,000+ 2 1.1
Totals 172 100

Table 26 — HBBC Office Enquiries

Size Band, sqft Year Totals
1999 | 2000 | 2001 | 2002 | 2003
4
2

0-1000
1001-2000
2001-5000
5001-10,000
10,001-20,000
20,001-50,000
50,001+

Total
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6.17

6.18

6.19

6.20

6.21

6.22

6.23

Property Agents, Investors and Developers Comment

Property market stakeholders in the Borough state that the office market is very
limited in the Borough, there is not much demand, but then neither is there much

supply. However when product is developed it usually attracts good interest.

It is a very local market geared towards small space provision, mainly in suites of up
to 2000 sgft. Much of this supply is secondary town centre space — converted retail
and residential units, together with space above shops. There is very little quality

accommodation available.

There is likely to be a modest amount of latent demand for modern accommodation

linked to the continuing growth of the service sector.

Similar to the industrial market there is a reasonable demand for freehold premises.
Although, difficult to quantify, it is believed that self-contained, standalone units of
2000-4000sgft in prominent, accessible, edge-of-town locations would be

marketable.

The trend towards relocating certain types of businesses out of the city centres
(Coventry, Leicester, Nottingham) into central regional offices continues and could
benefit Hinckley if the correct product is provided. These need to be prominent
offices linked to the motorway network, from where staff can access the whole

region.

Although the office market has been subdued over the last 24 months, this is
expected to change over the next two years, making development more viable. Even
on the outskirts of the region’s cities speculative office development is minimal and

remains quite risky.

However, done correctly, speculative development works well as the experience of
Westleigh Developments shows at the Warrens Business Park in Enderby, just
outside the study area. The first phase of this scheme of freehold, self-contained,
1000-2000 sqft offices, just off junction 20 of the M1, achieved sale values in the
region of £90-95/sqft initially, rising to £115/sqft within 12 months. Phase two has just

started and deals have been agreed on the new space at £130/sqft.
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6.24

6.25

6.26

6.27

6.28

6.29

Westleigh would be interested in Hinckley but no appropriate opportunities have

presented themselves.

Main Schemes
Elizabeth House on St Mary’s Road in Hinckley, close to the Borough Council offices
has been recently developed. The 6000 sgft has been left to a shell finish, and the

developer will complete suites to an occupier’s requirements on a bespoke basis.

The developers, A R Cartwright, have had the site for a long time, and finally decided
to test the office market with it. Normally they only develop offices on a design and
build basis, signing up a tenant before building the space for them. Nevertheless they
have received a fair degree of interest, for various suites within the building, as

opposed to the whole. Suites will be offered at rentals in the region of £11-12/sqft.

One of the older office buildings in Hinckley is Stockwell House, the former IRPC
building. This comprises of some 20,000 sqft of basic 1960’s accommodation.
Demand is in the main for suites of up to 4000 sgft, which achieve around £6/sqft. It

is approximately 50 percent full.

Constitutional and Salisbury House are two multi-let office properties on Wheatfields
Way just off Hinckley’'s North Perimeter Road. The twelve suites of 2000 sqft are
usually always fully let, although one is currently vacant, however if past experience
is followed, it should find an occupier relatively quickly. This 1990's built
accommodation achieves around £9/sqft.

As the rental comparisons in Table 27 illustrates Hinckley enjoys a cost differential
over the more established office centres that surround it. The lack of information
about some of the towns/cities reflects the small size of the office market in these
locations. Most of these are themselves substantially larger than Hinckley, and
reinforces the lightweight nature of the market that can be expected in the Borough in

comparison.
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6.30

6.31

6.32

6.33

6.34

Table 27 — Main Centres’ Prime Office Rents

Town Office, £/sqgft
Hinckley 9.00-12.00
Nuneaton No information
Coventry 16.00
Leicester 13.00-13.50
Birmingham 26.00

Rughby No information
Derby 10.00-13.25
Northampton 10.50-14.50
Tamworth No information
Burton upon Trent No information
Loughborough No information
Nottingham 14.50-16.00

Source: Property Intelligence plc

Serviced Small Business Accommodation

There are four serviced office schemes in the Borough: Hinckley Workspace, Dennis
House and Constitutional House in Hinckley and Powerpoint Business Centre in Earl
Shilton.

Hinckley Workspace is predominately aimed at light industrial businesses, so little of
the 31,000 sqft is allocated for office use. However there have been increasing
requests for office space and over the next five years more space will be converted

for this use.

Even though the Centre is in a 1920's/1940’s converted factory occupancy is running
in the high 90 percents, a result of its flexible licence terms (monthly break options);
24/7 opening; the free business advice and training; while secretarial services and

book keeping, etc are available on a chargeable basis.

DRE Properties run two centres, Dennis and Constitutional Houses, the latter is quite
small, 13 suites ranging from 205 to 273 sqft; the former is much larger, 60 units, 74
to 762 sqft. Both offer shared services and monthly licences, and are approximately
50 percent occupied. Dennis House however does not portray a quality image and is

on the edge of the town centre in an industrial area.

Powerpoint comprises 12 offices, seven of which are occupied, ranging in size from
95 to 350 sgft. The all-inclusive rental includes car parking, services, heating,

lighting, secretarial services and photocopying.
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6.35

6.36

6.37

6.38

6.39

6.40

Science Park Feasibility

There are two points relating to the office market in the Leicestershire Structure Plan,
one of which states that major office developments should be in central areas that
are well served by public transport, with out-of-town sites strongly discouraged. The
other is that the development of the high technology sector is to be encouraged

throughout the County.

In considering the Borough'’s suitability for developing high technology, particularly in
the form of a science park, which has been mooted for the Borough, one should
consider that although the Borough has a reasonably high proportion of high-tech
employment, this is concentrated in just a few key employers, such as MIRA,
Triumph and Caterpiller. And it has just the one centre for further education - the

North Warwickshire and Hinckley College.

Without a more specialised and concentrated technology base and with no University
or research institute to support a science park, such a proposal does not appear

suitable for the Borough.

The College does however look to provide vocational teaching, reacting to changes
in the economy. Consequently it is currently providing specialist training in logistics
and is also pushing creative design as a counterweight to the declining textile

industry in the Borough.

Creative Industries
These creative design courses will add to the College’s success in generating new
businesses in the creative industries sector. This is a sector that should not be

overlooked and is worth supporting as the following assessment shows.

The Government's Department for Culture, Media and Sport define the Creative
Industries as...

‘those industries which have their origin in individual creativity, skill and talent and
which have a potential for wealth and job creation through the generation and
exploitation of intellectual property. This includes advertising, architecture, the art

and antiques market, crafts, design, designer fashion, film and video, interactive
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6.41

6.43

6.44

6.45

6.46

6.47

leisure software, music, the performing arts, publishing, software and computer

games, television and radio.’

At the national level the importance of the sector is shown by its contribution to GDP,
which was 8.2 percent in 2001. However most of this is accounted for by four of the

sub-sectors:

Design
Software
Publishing
Advertising

It is also a sector that is growing very quickly, increasing by an average of 9 percent
per annum between 1997 and 2001. The fastest growing sub-sectors being Radio &

TV, Advertising and Software.

At the same time employment in the creative industries has grown at a rate of three
percent per annum, compared to just one percent for the whole economy, and now
totals approximately 1.9 million. (1.1 million directly within Creative Industries,

800,000 in companies outside the sector).

The sector has a very high overlap with the ICT sector, supports a variety of other
service sector industries and the ‘design’ element within products offers substantial

value-added across a range of industries.

Its importance cannot be overstated, for example exports contributed to £8.7 billion to
the balance of trade in 2000, equating to 3.3 percent of all goods and services
exported. It is also a growing part of the business, overseas sales expanded by 13

percent per annum, 1997 - 2000.

The sector has a number of key characteristics:

Half of the businesses employ less than five people

25 percent of the industry is self-employed

Small, fluid companies with rapid start-up and contraction
Development linked to educational, community and social conditions

Micro-businesses can have ‘macro’ output
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As stated earlier North Warwickshire & Hinckley College has a strong interest in the
sector, and it is also a part of its mission to support start-up businesses generally.
They have already generated a number of new enterprises in this field, small
companies involved in such areas as soft furnishings, interior design, web design,
wood turning and music production and they would like to provide an incubator
centre to accommodate others like them. They were originally thinking about
providing such a facility on-site but are also considering the Druid Quarter as a

suitable location.

Druid Quarter

The Druid Quarter is the former home to the traditional hosiery industry in Hinckley
and is characterised by historic buildings, built form and layout, although many of the
key properties are diffused over quite a large area. It is the focus of substantial
regeneration efforts to create a vibrant mixed-use area to live and work.

Its proximity to the town centre is a real advantage and makes its sustainability more

likely, especially in terms of its re-use for employment.

There are key buildings within it that could be appropriate for the creative industries
which are often attracted to peripheral, areas-of-character where good value

accommodation is available.

Instinctively it is questionable how much of the property can be turned over to this
sector, the creative industries are unlikely to be particularly large in Hinckley.
However a scoping study to quantify the size of the sector is to begin shortly, which

will add clarity to the situation.

An alternative home for the creative industries has been suggested on clear land
North of Coventry Road which lies between Harrowbrook Industrial Estate and Ashby
de la Zouch Canal. Although the idea to capitalise on the waterfront location is, in-
principal, valid, the lack of historic property to redevelop and distance from the town
centre suggest that the Druid Quarter would make a better location for what is likely
to be quite a limited stock of businesses.
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Conclusions

Office availability consists of 22 properties, 43,258 sqft. Just one of the many
indicators showing that the office market is much smaller than the industrial sector, in
terms of both supply and demand.

On the supply side, 95 percent of this floorspace is in Hinckley, there is minimal
provision outside this main centre. There is little quality space and little freehold

availability.

Demand generally comes from local companies looking for small spaces of up to
2000 sqgft. Where modern quality accommodation is made available demand is

usually good.

However there is very little quality space — and this applies across all types:

incubators (of which there are none anyway); serviced offices and small office suites.

Further work is needed to clarify the need for and capability of the Borough to
support more quality office space aimed at small businesses, such as incubators and
serviced office space. Increasing office need suggests there is scope for schemes in
Hinckley (as the main service sector location in the Borough) but also smaller

provision as part of wider mixed-use schemes in other parts of the study area.

Smaller office based businesses are not helped in finding suitable accommodation by
the lack of property information. Although there is a Leciestershire Industrial

Property Bulletin, there is no equivalent publication at County or Borough level.

There is opportunity for a modest modern, quality office campus for the growing
service sector. Ideally it should be provided close to the motorway so that footloose,
regional requirements may also be attracted to the development, which will benefit

from the area’s competitively low rentals.

There is no scope for a Science Park in the Borough, there is no private sector
technology concentration, research centre or university to support it. The proposals
being progressed in Leicester and Loughborough are better locations for what must
be a regional investment.
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6.62 The creative industries are an important component of the office market, it is a high
growth sector, however this base is probably quite small in the Borough. There is a
need for space provision in the Borough for them and the conversion of historic
space, into small, flexible, high connectivity workspaces, within the Druid Quarter is

the most appropriate location for them.

E2919 / Final Report / May 2004 / Tel 01925 830007 67



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

7.0

7.1

7.2

7.3

7.4

7.5

7.6

7.7

7.8

COMPANY SURVEY

Introduction

An integral part of the study has been a company survey conducted to assess the
latent demand for commercial land and premises within the Borough. The
questionnaire survey (included at Appendix 9), aimed to identify key company data
such as numbers of employees, accommodation type and size, satisfaction with

current premises, and potential future property needs.

Methodology
A questionnaire was issued to 500 companies sourced from Hinckley & Bosworth

Borough Council databases.

The original company listing comprised of 1310 businesses. After cleaning (to delete
irrelevant retail, leisure and public sector organisations) the listing extended to
approximately 850 businesses.

The questionnaire was issued with an explanatory covering letter and pre-paid reply
envelope. With an estimated 1500 businesses located in the Borough, in the sectors
relevant to this study (source: Hinckley & Bosworth Borough Council Economic

Profile) this represents a sample of approximately 33 percent.

The 500 companies identified included most of the Borough’'s major, and a random
selection of the small and medium sized, employers. The listing contained 41
businesses employing over 100 people. The questionnaire was issued to 33 of them.

It was targeted at companies from throughout the Borough, just over 200 went to
businesses outside Hinckley itself, mainly to those in locations such as Barwell, Earl
Shilton, Desford and Markfield.

We set out to achieve a 40 percent response rate, based on our experience of similar

surveys in other areas.

Response
The unprompted response level achieved just over ten percent. This level is on a par

with averages from previous studies elsewhere. Building on this we invested in
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follow up telephone calls and facsimiles to elicit better co-operation from businesses.

This included conducting telephone interviews to complete the questionnaire.

These actions significantly enhanced the numbers of responses as well as
establishing those companies that have ceased trading, or who no longer have a

Hinckley & Bosworth address.
Overall, 206 completed questionnaires were been collated, representing just over 41
percent of the total originally targeted, and some fourteen percent of all the

Borough'’s relevant businesses.

Table 28 — Questionnaire Responses

Response Type Number Percent
Received Responses 206 41.2
Too busy/not interested 17 3.4
Company ceased/moved 16 3.2
Home based business 4 0.8
Still awaiting (following reminder) 127 25.4
Attempted contact (no answer/answer machine) 130 26.0
Total 500 100.0

A total of 80 came from businesses based outside Hinckley, which makes the
proportional response from these two areas (Hinckley and non-Hinckley) roughly the

same.

Company Size
The companies responding employ 6331 people in total — approximately one sixth of
all the people working in the Borough. Of these 6331, just over 12 percent (781) are

part-time employees.

The responses very much fit the profile of small company employment. Thirty two
percent have less than five employees; 27 percent have between 6-10 employees.
Overall businesses with fewer than 20 employees equate to 75 percent of the
respondents.
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Businesses with more than fifty employees make up 10 percent of the responses.
Included in this total are three companies with 500 or more employees (Alan Nuttall,
Druck and Croner Consulting). The responses reflect the national employment
structure, with two percent of the companies providing 59 percent of the total

workforce figure of 6331.

The 13 responses from companies with 100 or more employees represents just over

a third of the 33 that were included within the survey.

Figure 5 - Questionnaire Responses Breakdown by
Number of Employees
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There is a corresponding breakdown in the size of premises occupied. Emphasis is
much more on premises of 5000 sqgft (400 sgm) or less — one third of all the

respondents occupy space in the 0-5000 sqft size bandwidth.

Current Accommodation

Companies were asked to indicate the type of property they currently occupy ie:
offices; industrial; warehouse or high tech/laboratory space. Figure 6 contains the
responses. These indicate that almost two thirds of the companies occupy
industrial/warehouse accommodation. Sixteen businesses indicated they were home
based, rather than occupying commercial premises. A quarter of companies occupy

office space.
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Figure 6 - Responses by Premises Type Occupied
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7.17 Analysis of the responses reveals that industrial and office-based businesses are
represented in every employment size bandwidth. Despite the trend towards large
distribution facilities in the region, the warehousing businesses responding are
primarily small — with only two employing more than 100 people, and 69 percent of

them having workforces of less than 20 employees. Table 29 illustrates this.

Table 29 — Responses by Type of Accommodation and Employee Numbers

Employee Numbers
Type of
Accommodation | o4 | 59 | 1019 | 20-49 | 50-99 i%%‘ 500+ | Total
Office | 24 | 16 | 5 6 2 2 1 | 56
Industrial | 24 | 25 | 19 | 15 | 6 6 2 | o7
Warehouse 5 12 7 9 0 2 0 35
Hi-tech/Laboratory 0 0 2 0 0 0 0 2
Home | 14 2 0 0 0 0 0 16
Total | 67 | 55 | 33 | 30 | 8 | 10 | 3 | 206

7.18 Companies were asked to indicate whether they are owner-occupiers or lessees of

their property. Amongst those who gave answers to this question, there is equal

E2919 / Final Report / May 2004 / Tel 01925 830007 71



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

7.19

7.20

7.21

division between the two forms of ownership — 93 were in freehold property, 92 in

leasehold.

We did seek from those companies who are leasing space, information regarding
their landlords, to establish whether they were occupying public or private owned
property. Approximately two thirds provided information on this aspect, and
overwhelmingly these were private, rather than public sector owned premises. Six
companies stated they occupied properties owned by Hinckley & Bosworth Borough

Council.

Just over one third of those occupying leased premises provided details regarding
their lease term. The national trend towards shorter leases is reflected in these
responses. Sixty percent of the companies have leases of six years or less. Indeed
only four respondents indicated they occupied on lease term lengths exceeding the

now generally accepted institutional lease norm of 15 years.

Respondents were asked to comment on whether they were satisfied with their
present accommodation, and if not to explain why. Figure 7 shows that the
overwhelming percentage are either very satisfied, or satisfied with their current
building stock. Only 21 companies indicated they were dissatisfied to any degree

and of these most were in industrial premises.

Figure 7 - Satisfaction with Current Premises
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Where companies commented on the causes of their dissatisfaction, the following

factors were mentioned:

Desire to own, rather than lease, premises;

Business has outgrown the property;

Premises no longer projects an appropriate image; are outdated, dilapidated,;
have poor loading or access arrangements;

Poor security at present location (linked with experience of vandalism);

Negative impact upon business of A5 road works restricting access.

Some of the businesses that are presently home-based indicated an aspiration of
moving onto the commercial property ladder by taking office space in Hinckley town
centre. However, the costs of taking this step were seen to be too high and would

threaten the viability of their businesses.

Future Accommodation Requirements

Companies were asked to indicate whether they were considering moving premises
within either the next twelve months, or the next two to three years. 27 percent (55
companies) indicated intentions of a move within these timeframes. Indeed 33
companies indicated that they were planning a move within the next twelve months,

one sixth of the total number of companies responding to the question.

Analysis of these responses indicates that the greater number of requirements relate
to industrial properties, with an equal split between those wanting office or
warehousing space. Only one company indicated it was seeking to acquire a
freehold site, upon which to construct its own property. The remaining companies

are looking for ready built space.

However, amongst the industrial requirements there is a much greater weighting of
demand for freehold properties. Twice as many want freehold in preference to
leasehold. For office and distribution operations, there is a closer balance within the
two property options, reflecting the flexibility of these sectors and the propensity to

move more frequently to accommodate change in business operation levels.
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Table 30 — Future Requirements by Property Type, Timing & Tenure

Type of Timing Tenure

Accommodation | 12 mths | 2-3yrs | Freehold | Leasehold | Either

Office 6 5 5 5 1

Serviced Office 0 1 0 1 0

Industrial 19 12 19 9 3

Warehouse 7 4 4 6 1

Hi-tech/Laboratory 1 0 1 0 0

Land 0 1 1 0 0

Total 33 23 30 21 5

Our questionnaire also invited those companies planning to move to indicate whether
this involves taking additional space, or whether it was a relocation to alternative
property. We also asked companies to state their preference regarding the level of

quality they were seeking.

Not all the companies planning moves provided answers to these questions. The
responses received are summarised in Table 31.

Table 31 - Future Requirements by Property Type, Quality Standards &
Additional/Alternative Option

Type of Quality Preference Option

Accommodation | Prestige | Moderate Basic | Additional | Alternative

Office 0 10 0 0 9

Industrial 1 19 11 1 30

Warehouse 3 7 1 0 10

Hi-tech/Laboratory 0 1 0 0 1

Land 0 1 0 1 0

Total 4 38 12 2 50

It should be noted that from detailed analysis of individual responses, many of the
companies indicating an intention to take alternative premises will be doing so to
increase their floorspace. Indeed 30 companies suggested an upward move from
one size bandwidth to the next. It is encouraging to note that almost two thirds of the

industrial companies are planning to move to larger accommaodation.

Some companies are planning property moves either to achieve more modern
premises, or to become owner-occupiers. Only four companies appear to be down

sizing in property needs — two of these being distribution businesses.
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We asked companies to indicate the size of property required. Few stated an exact
building size. Some companies did not indicate a floor space amount, and in order to
incorporate these into the global requirement figures, we have applied the minimum
and maximum sizes from the size band attributable to their current accommodation.
By adding these to the identified requirements, the scenarios in Table 32 are

suggested in terms of amount of latent demand amongst the responding companies.

We have provided both gross and net figures. The net figure takes into account that
the majority of the planned moves will release back onto the property market the floor
space presently occupied — to be reused by other businesses. Under either scenario

the floorspace is proportionally the same (approximately):

60 percent industrial
35 percent warehouse

5 percent office

It also needs to be noted that only one of the eight companies indicating
requirements in excess of 20,000 sqft actually stated what size of space that might
be required. Consequently, we have only included floorspace figures of 20,000 sqft

whereas the reality may be substantially higher.

Table 32 — Floorspace Requirements — Gross & Net (sqft)

Gross Net
Type . ] . )
Minimum Maximum Minimum Maximum
Office (B1c) 10,000 29,000 4,000 16,000
Industrial (B1c / B2) 262,000 382,000 185,463 308,463
Warehouse (B8) 186,000 232,000 113,000 145,000
Total 458,000 643,000 302,463 469,463

We have analysed the forecasted future space needs by property type and size.

Details are contained in Table 33.
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Table 33 — Future Property Requirements by Type & Size

Type of Size (sqft)
Accommodation | 5o | 2000 | 5000 | 10000 | 20,000 | 20000% | Tota
Office 7 3 0 0 0 0 10
Serviced Offices 1 0 0 0 0 0 1
Industrial 0 5 4 10 6 5 30
Warehouse 0 2 0 3 4 2 11
Hi-tech/Laboratory 0 0 0 0 0 1 1
Land 0 0 0 0 0 1 1
Total 8 10 4 13 10 9 54

It should be noted that two companies did not indicate the size of space they require
— so0 these have been excluded. We have included the sole land requirement in the
‘over 20,000 sqft ' category because the site size indicated (at 2 acres) would deliver

around 40,000 sqft of industrial space.

The analysis clearly shows office demand to be at the lower end of the size

spectrum. None of the identified requirements are for space in excess of 2000 sqft.

The industrial property requirements reflect a relatively even spread across all sizes
bandwidths, although one third fall within the 5001-10,000 sqft category. The ‘over

20,000 sqft ’ size band includes a small number of significant requirements.

As might be expected in view of Hinckley’s geographic location, the warehouse
requirements are weighted towards the larger size bandwidths. This reflects the fact
that demand leans to the provision of regional facilities serving more than just
Hinckley. Hence the need for larger properties. This is illustrated by one company

that has a requirement for some 120,000 sqft of distribution space.

We did ask companies to indicate whether their preferred area of search would be
outside Hinckley & Bosworth, and of the responses received, very few companies

stated this would be the case.

In Figure 8 we detail the location preferences, where companies gave a response. It

should be noted that some gave multiple answers to this question. Two companies
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specifically stated they would wish to move into Hinckley Town centre based offices.
As Figure 8 illustrates, the overwhelming preference is for locations either in

Hinckley, or within the Borough.

Figure 8 - Location Preferences for New Premises
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Geographic Diversity

7.41 Of those companies responding which are based outside Hinckley 24 indicated a
desire to relocate, there are particular concentrations of need in Barwell,
Desford/Peckleton and Bagworth as Table 35 shows. There is an even spread of
demand from the three sub-areas of the South West (linked to the Hinckley cluster);

Rural North and West; and the Central Leicestershire Policy Area.

Table 34 — Rural Property Need

Area Company Base Property Preferred Location
Requirement, sqft

South Earl Shilton 10,000-20,000 Anywhere in Borough

West 10-20,000 Anywhere in Borough

Corner Barwell 1000-2000 Hinckley
2000-5000 Leicester
5000-10,000 Anywhere near motorway
5000-10,000 Anywhere in Borough
20,000+ Anywhere in Borough
20,000-30,000 Hinckley

Rural Bagworth 2000-5000 Bagworth

North and 5000-10,000 Anywhere in Borough

West 10,000-20,000 -
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Area Company Base Property Preferred Location
Requirement, sqft
Other Locations:
Market Bosworth 0-1000* -
Fenny Drayton 0-1000* Anywhere motorway
Market Bosworth 1000-2000* Enderby
Carlton 1000-2000* Hinckley
Higham on the Hill | 5000-10,000 Hinckley
Atherstone 10,000-20,000 Anywhere in Borough
Central Desford/Peckleton | 0-1000 Hinckley
Leicester- 5000-10,000 Anywhere in Borough
shire 5000-10,000 Desford
Policy 20,000+ Hinckley
Area Other Locations:
Markfield 1000-2000 Leicester
Markfield 5000-10,000 Ratby/Groby
Groby 10,000-20,000 Hinckley/Leicester

7.42 Most of the requirements are for general light industrial space, there are only four
companies looking for offices, they are marked by an asterisk. However these are all
in the Rural North and West sub-area.

7.43 Very few of the companies are particularly loyal to their current location, indicating

7.44

that they would relocate ‘Anywhere in the Borough’ or are drawn to the major centres
of Hinckley and Leicester. Although perhaps this is a reason of necessity reflecting
the lack of available property and/or the difficulties of recruiting staff to outlying

locations.

Locational Influences

Companies planning a move within the next three years were asked to indicate the
single most important factor that will influence their selection of new accommaodation.
The responses, set out in Figure 9 illustrate that location linked with accessibility;
price and appropriate size of premises are the three key drivers in their decision-

making.
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Figure 9 - Most Important Driver in Property Selection
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NB: Number of mentions exceeds number of responding companies as some gave multiple

answers. Eleven companies did not comment. Consequently, the percentage calculated is based on 44
replies.

Thirty-one of these companies provided additional comments regarding issues that
affect their business in Hinckley & Bosworth. Amongst these companies the primary
concerns are the lack of property options (in terms of size, quality, freehold
availability); security problems (vandalism, theft and in some instances the safety of
personnel) and road infrastructure. Some of the latter refer to the negative impact of
the ongoing A5 improvement road works. Labour shortages were also mentioned,
with two companies specifically referring to the difficulty of recruiting skilled craftsmen

and quality warehousing staff. These responses are listed in Figure 10.
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Figure 10 - Identified Local Issues
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At Appendix 10 we have included quotations from some of the responding

companies, to illustrate the comments made about local issues.

A further 47 of the companies with no expansion or relocation plans also provided

comment on local issues affecting their business. Key amongst these are:

Road infrastructure problems — the A5 road works; parking on industrial estate
roads causing difficulty for HGV movements; access onto the main highway
network from industrial estates due to limited junctions.

Security — vandalism, theft, travellers, night-time anti-social behaviour in
Hinckley town centre. The need for CCTV, improved lighting and police patrols
in the industrial areas.

The lack of car parking, off-road, within industrial estates.

Town centre parking restrictions and limited provision, making it difficult for
businesses to visit banks during working hours.

The lack of suitable property options — the absence in rural areas; insufficient

small industrial units; inadequate small offices in Hinckley town centre; no
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freehold land or buildings in good locations (individual businesses cannot
compete with the developers).

Planning constraints — the introduction of non-industrial uses close to existing
industry leads to conflict.

The lack of broadband provision.

7.48 Figure 11 tabulates the numbers of responses for the issues raised.

Figure 11 - Issues Identified - Non-moving Companies
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NB: Percentage calculations based on 47 responding companies.

7.49 We have, at Appendix 10, provided verbatim some of the comments received from

these companies.

Conclusions

7.50 The high level of responses to the survey provides significant results to consider.
The 206 replies represent an approximate 14 percent sample of Hinckley &
Bosworth’s total stock of relevant companies. They account for over 6300 jobs,

some 15 percent of the workforce.

7.51 The continuing above national average representation of manufacturing activity in the
Borough’s economy is reflected in the questionnaire responses. Forty seven percent

E2919 / Final Report / May 2004 / Tel 01925 830007 81



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

7.52

7.53

7.54

7.55

of the companies replying operate in the industrial sector. Almost one third of these
companies have indicated an intention to look for new accommodation within the
next three years. Together they represent 55 percent of all the companies
contemplating a move. The survey also reflects the dominance of small businesses

in the economy.

The survey has identified between 458,000 — 643,000 sqft of property need (mostly
industrial). Extrapolating this (14 percent sample) to cover the whole Borough
generates a potential demand of 3.2 to 4.5 million sqft over the next three years.
However, this estimate makes no allowance for the recycling of existing space. It
also assumes that the characteristics of the non-consulted companies mirrors the
sample contacted, which is unrealistic given the survey skew towards the Borough's
larger businesses. Applying the net figure from the 14 percent sample to the whole
of the Borough would generate figures of between 2.1 and 3.1 million sqft over the

period.

The survey originally went to a third of the Borough’s companies, even though only
206 replied. If it is assumed that the non-response is indicative of a lack of property
need, then the multiplier we should use for the aggregate floorspace need is three.
Consequently this would generate net requirements of between 1.4 and 1.9 million

sgft over the next three years.

Scaling right back, the identified net need of 300,000 to 470,000 sqft over the next
three years equates to around 15-23.5 acres of land need. This suggests an annual
average land take of between 5 and 8 acres, which is well below the Structure Plan

forecast of 6.1 ha (15 acres) per year.

There are some key characteristics associated with this indigenous demand:

Manufacturing companies exhibit a greater preference for freehold property.
Amongst office and warehouse businesses there is no discernible preference for
either freehold or leasehold accommodation. Although with a 50:50 split in the
tenure of space occupied, the need for a mix of space in the Borough should be
noted.

Although demand is generally perceived to be more likely to be sourced from
service sector businesses (reflecting the dominance of this sector within the UK
economy), the industrial sector responses delivered the highest percentage of
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planned property moves (32 percent) by comparison with the warehouse (31
percent) and office (20 percent) sectors.

The office demand is concentrated at below 2000 sqft ie: start-up or small
premises. No demand is identified from large space users, reflecting the belief
that Hinckley & Bosworth is generally still not an office location.

Demand for industrial space covers a broad spatial spectrum, but two thirds of
the identified demand relates to buildings of between 5000 and 20,000 sqft.

As might be expected, demand from the warehousing sector is weighted towards
buildings above 20,000 sqgft. At least one requirement is for 120,000 sqft.
However many of the warehouse companies present in the Borough are actually
quite small.

Predominantly demand is for moderate standard buildings, with few companies
aspiring to prestige space.

Very little need for high-tech/research accommodation.

There is demand in the rural parts of the Borough, even though the focus tends

to be on Hinckley.

Hinckley & Bosworth has strong brand loyalty, the majority of companies considering
a relocation would prefer to remain local. However this is generally true of all areas.
What is particularly encouraging is the limited number of potential job losses from

companies looking to relocate outside the borough.

Almost half of the companies responding to the questionnaire expressed comment
on issues affecting their business environment in Hinckley & Bosworth. Well over a
third commented on road infrastructure concerns — the need to reduce congestion,
improve access through industrial estates. Underpinning this issue is a considerable
degree of unhappiness regarding the A5 road works, its timescale and cynicism
about whether the outcome will be an improvement.  This reiterates the basic

business need for good accessibility to, and car parking for, premises.

The state of security in the Borough is also a key concern. Businesses want to see
improved security systems for industrial estates; to see reduced incidents of
vandalism. Despite near full employment in the Borough only a handful of
businesses expressed concern about the availability of staff and appropriate skill

levels.
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7.59

7.60

Importantly, in the context of this study the lack of property options is an issue for
some companies — almost a quarter of all of those planning a move within the next
three years. It was an issue also raised by a number of companies who have no
plans for additional or alternative premises. Associated with this issue are
appropriate sized premises; lack of freehold property; property rental levels and

values; a lack of quality buildings; car parking limitations.

Although not directly pertinent to the context of this study we do draw one further
conclusion from the questionnaire responses. A number of businesses feel that the
Borough Council does not pay sufficient heed to the needs and concerns of local
employers. Most economic growth is generated by local business. The attraction of
inward investment is a higher risk, more competitive challenge. Therefore it is
important that the Council maintains close links with its local businesses to minimise
the possibility of relocations outside the Borough.
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8.0

8.1

8.2

8.3

8.4

8.5

8.6

8.7

GIS MAPPING

Introduction
In order to provide a spatial awareness of the Borough’s portfolio of employment land
and premises the stock of accommodation and land has been digitally mapped using

a geographic information system.

The software GIS ESRI ArcMap 8.0 has been used to map the sites and premises

data both quantitatively and qualitatively.

Each property record mapped is linked to the database, within which each property
record holds a variety of data about that property. Each record is made up of 27 data
fields, holding information such as the property’s location, occupation, use and
specification.

Methodology

The base information used to map the Borough'’s stock of property was the Valuation
Office’s Rating List 2000. This document undergoes regular updating, and B E Group
were provided with a 30 March 2002 copy from which to work. Although the Rating
List includes the property address, postcode, basic description and rateable value, it

does not provide any other information, for example unit sizes or rental values.

The Rating List was supplemented by the Local Plan, which was particularly useful
for identifying the large concentrations of commercial space — industrial estates and

town centre areas.

From this base information much of the data was ascertained from extensive site
visits and external inspection of each premises, which were carried out between

September and November 2003.

Further information was gleaned from a variety of sources: vacant properties’
marketing brochures/schedules, both current and historic; tenancy information from
property owners; and data from the company survey which carried out as part of this

study (see section 7.0).
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8.8

8.9

8.10

Database Fields

The 27 database fields making up each property record are shown in Table 35. As

this illustrates 19 of the 27 fields are objective — primarily relating to the physical and

geographical nature of the property.

The other eight are subjective and relate to the qualitative assessment undertaken,

referring to each property’s constraints and potential redevelopment options.

Table 35 also indicates how the data for the field was sourced, whether from the site

visit or from any of those other sources indicated in the methodology.

Table 35 — Database Fields

Field

Objective

Subjective

Site Visit

Other
Sources

Site Ref No

Address

Occupier

Building Type

Rating List Description

Size

Size Integrity

Rental

Occupancy

Number of Occupiers

Other Uses in Building

*| k| k| k[ *| *| #| #| *

No of Floors

K| k| k| K| k| k| K| K| k| k[ ¥| k| *

Building Age

Building Quality

Car Parking

Servicing

K| k| k| k[ ¥| ¥| *| *

Distance to Motorway

Distance to A-Road

Distance to Rail Station

Distance to Bus Stop

*| k| ¥ %

Local Facilities

Potential Redevelopment
Use

*| k| k| k| #| *

Planning Constraints

*

Other Constraints

Other Info

X Co-ord

Y Co-ord

8.11 A brief description of each field and the limitation of the data in terms of its collection

and validity is given in Table 36.
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Table 36 — Field Description and Limitations

Field Description Limitations

Site Reference Unique code linking | n/a

Number mapped property to its
database record

Address Unique address for each | Some of the Valuation List addresses are
premises ambiguous, relying upon occupier names

rather than property numbers, hence it
was sometimes difficult to correlate the
list with what was on the ground.

Occupier Name of the occupier of | On occasions the occupier had changed
the premises since the Valuation List update;

sometimes there was no signage
indicating who the occupier was.

Building Type An assessment of the | Very difficult to make this judgement for
occupier's use of the | anything other than office use, as it was
property not possible to ascertain the occupier’s
One of four options: actual use of the property.

Bla - office

Blc - light industrial
B2 — manufacturing
B8 — warehouse

Rating List One of seven options from | In a number of cases it was not possible

Description the property description | to match the Rating List address to our
given in the Rating List: survey address, due to differences in
Offices addressing them, new buildings and the
Factory sub-division of multi-let buildings, such as
Warehouse business centres.

Car Workshop Furthermore the list is actually quite
Store flawed, with many obvious discrepancies,
Storage Land eg: offices listed as warehouses, etc.
None (where it was not

possible to marry the

Rating list to our physical

assessment)

Size, sqm Property size, measured in | Determined from marketing/ owners/

square metres occupiers information (exact); a
judgement based upon the size of
neighbouring units (estimate), useful for
terraced workshops; or by using GIS
measurements (GIS).

Size Integrity Shows how the building | n/a
size was arrived at (see
above)

One of three fields:
Exact

Estimate

GIS

Rental, £ Approximate annual rental | Limited data, sourced from marketing
for the property information or tenancy schedules where

available.

Occupancy Assessment of the | Difficult to ascertain to 100 percent
occupancy rate of the | accuracy, with for example some
building. One of three | apparently vacant, unsigned properties
options: used for storage, etc.

Full
Part
Vacant
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property

Options:

Single

Multi-occupied

Not known

A judgement was made
that depended upon the
ability to redevelop a
building. If only one
occupier would need to be
consulted then it was
deemed to be in ‘single’
occupation. To this end,
terraced workshop units

Field Description Limitations
Number of An estimate of the number | Often difficult to assess from just an
Occupiers of occupiers in the | external inspection.

Other (ie: pre 1960)

were defined as ‘multi-
occupied’
Other Uses in Options: Most industrial/warehouse properties
Building Office have some element of office space,
Residential however it was difficult to provide
Retalil complete accuracy with just an external
None inspection
In the cases of multi-occupied town
centre buildings there were some which
included elements of office, residential or
retail use
Number of The storey height of the | Without an internal inspection it is difficult
Floors premises to be exact especially for older factory
buildings
Building Age Options: Based upon visual assessment, again
New very difficult to ensure complete accuracy
Post 1990 due to vagaries in building styles
Post 1960

Building Quality

Assessment of the quality
of the building

Options:

Excellent

OK

Poor

Subjective  assessment taking into
account style and type of building and
relying purely upon external assessment,
with no account possible of the internal
specification

Car Parking

Assessment of the quantity
and availability of car
parking spaces

Options:

On Site - Good (sufficient
for estimated staff
numbers, given property
size)

On Site - Limited (some
on-site parking)

Off Site -
(substantial off-site
car parking available)
Off Site - Poor (minimal
off-site local car parking
available)

Good
local

Subjective assessment but substantially
flawed due to the difficulties of judging
whether the car parking meets the needs
of an often unknown number of staff

Also difficult to definitively pick up all car
parking attached to particular premises,
for example easy to miss small rear car
parking areas for town centre offices
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Field

Description

Limitations

Servicing

Assessment of access and
servicing to property
Options:

Good

OK

Poor

Subjective assessment

Distance to
Motorway, km

Distance from property in
kilometres

Measured using postcode analysis on
multimap.com however this threw up a

Constraints

planning constraints these
are described here, eg: in
conservation area, next to
community facility

Distance to A- number of anomalies such as
Road, km neighbouring properties on industrial
Distance to Rail estates having different distances
Station, km because of their slightly different
postcodes
Distance to Bus Distance from property to | n/a
Stop, km Bus Stop in kilometres
Distance to Distance from property to | n/a
Local Facilities, Local Facilities in
km kilometres (Local Facilities
refers to closest retail
area)
Potential Assessment of the | n/a
Redevelopment possible reuse of the
Use premises were it to be
redeveloped based upon
the property type and its
situation
Options:
Residential
Retail
Workspace
Not Applicable
(or a combination of the
above)
Planning Where there are known | Within the scale of the project we are not

able to provide full information about
every building

degrees latitude

Other Other constraints to | As above
Constraints possible development,
such as neighbouring
schools or residential
areas
Other Info Contains other relevant | n/a
information
X Co-ordinate Property location in | n/a
degrees longitude
Y Co-ordinate Property location in | n/a

8.12

types being represented by a different colour:

Yellow — Bla - office

Red — Blc - light industrial

Each property is identified on the map by a coloured circle, each of the four main
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8.13

8.14

8.15

8.16

8.17

8.18

Green — B2 - manufacturing

Blue — B8 - warehouse

Other Limitations
There are a number of other limitations that constrained the task and need to be

stated to ensure that the accuracy of the GIS mapping database is understood.

In the case of business centres (serviced offices and managed workspace) and
certain multi-occupied buildings, particularly upper floor town centre offices, it was
very difficult to ascertain the exact number of premises, their sub-division, size and
occupancy rates. Some of this information was completed following discussion with

property owners, but there are likely to be flaws in the information still.
There was also the difficulty of mapping these properties graphically, so in some
instances major multi-let properties are represented by a single coloured circle.

These schemes are listed in Table 37 below.

Table 37 — Multi-occupied Schemes represented by Single Circle

Scheme Type Additional
Units

Units 1-10, Highfield Street, Earl Shilton Offices 9

1% Floor, 6 Wood Street, Earl Shilton Offices 5

Hinckley Workspace Light Industrial 59

Powerpoint Business Centre Offices 11

They would add another 84 premises to the database if mapped individually.

Another source of confusion was the conflicting data received from the various
sources of information used. For example property owners’ information would
contradict with the on-the-ground surveys of space, especially with regard to
occupancy rates or numbers of buildings. In some cases they did not know how large

premises were, or what was currently available.

The time lag between the site surveys and the ongoing research and mapping of
data also provided problems, for example, with vacant buildings finding occupiers,
and businesses moving out of previously occupied buildings. This dynamic nature of

the property market is illustrated by the development of new buildings and premises
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such as Elizabeth House, St Mary’'s Road, Hinckley which was completed over the

study period.

Findings
8.19 The database comprises of 1115 individual premises records, together they contain

over 30,000 pieces of data.

8.20 Adding the additional 84 unmapped premises contained within multi-let buildings,

brings the total up to almost 1200 premises.

8.21 Based upon the perceived use of the building almost 60 percent are used for light
industrial purposes. Only 17 percent are manufacturing, even less are warehouses.
(Figure 12)

Figure 12 - Building Type

7%
17%

@OB1a - Office

EB1lc - Light Industrial
0OB2 — Manufacturing
0OB8 - Warehouse

59%
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8.22 According to the Valuation Office (Figure 13) some 40 percent of properties in the
Borough are used as warehouses, 15 percent are offices. However these figures are
skewed somewhat by the high proportion of premises where a listing could not be
matched.

Figure 13 - Rating List Description

O Warehouse

B Store

0O Storage Land
0O Offices

B Factory

O Car Workshop
B No Match

40%

8.23  Over two-thirds of the properties are of less than 250 sgm (approximately 2500 sqft),
which reflects the high incidence of small businesses in the Borough. There are only
70 properties larger than 2500 sgm (25,000 sqft), and equivalent to a minimum size

for major distribution/logistics use. (Figure 14)
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Figure 14 - Property Sizes
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8.24 Much of the size information is based upon estimations either from neighbouring
properties, where an exact size was known, or from a GIS measurement. In a fifth of

cases only, was an exact floorspace area known, as Table 38 shows.

Table 38 — Size Integrity

Size Integrity Number Percent
Estimate 442 39.6
Exact 232 20.8
GIS 441 39.6

8.25 The limitation of using the GIS measurement tool to assess property sizes is shown
in Table 40. To understand the accuracy of this method a comparison has been
made for a number of properties between the GIS measure and the known

floorspace area taken from marketing material.
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8.26

8.27

Table 40 — GIS Measurement Comparison

GIS Exact Discrepancy,
Property Floorspace, | Floorspace, sqm | percent
sgm
Unit E Harrowbrook IE 1840 2228 21.1
Ex Jarvis, Coventry Rd 14306 14818 3.6
Benco Works, Rugby Rd 2852 2415 15.3
Unit 1, Sunnyside Park 66 86 30.3
23 Barleyfield 1629 2038 25.1

As this shows the difference in measurements can vary by up to 30 percent, a

substantial margin.

As Figure 15 shows there are only 81 vacant properties in the Borough (according to

the physical survey) equivalent to a vacancy rate of some seven percent.

Figure 15 - Occupancy Rates

%

aFull
@ Part Occupied
OVacant

76%

8.28 There is a reasonably even split between those properties in sole and multiple

occupation (Figure 16).
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Figure 16 - Number of Occupiers

4%

dOSingle
49% B Multi-Occupied

47% ONot known

8.29 Given the difficulty in assessing the ‘other uses’ in a building, most have been
categorised as having no other uses within them. Those with retail or residential are
mixed-use town centre properties (Figure 17).

Figure 17 - Other Uses in Building

9%
1%

17%

ORetail

B Residential
O Offices
ONone

73%
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8.30 The overwhelming proportion of buildings are either single or two storey (Figure 18).

Figure 18 - Number of Floors

8% 0%

28% O Single Storey
B Two Storey
OThree Storey

OFour Storey

8.31 Almost a third of the premises were built prior to 1960, and reflects the historic nature
of much of the built form. Figure 19 shows that only 14 properties were identified as
new-build, although 20 percent have been built since 1990. Much of this space can

be found on the industrial estates of Hinckley Fields, Jacknell Road and Merrylees.

Figure 19 - Building Age

1%

OOther (Pre 1960)
@ Post 1960
OPost 1990
ONew
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8.32 The vast bulk of properties (60 percent) fall into the middle ground in terms of their

building quality (Figure 20).

Figure 20 - Building Quality

6%

O Excellent
BOK
OPoor

8.33 Most properties have on-site car parking, only ten percent rely entirely on public and

on-street car parking (Figure 21).

34%

Figure 21 - Car Parking

3%

56%

OOn Site - Good
B On Site - Limited
0O Off Site - Good
0O Off Site - Poor

E2919 / Final Report / May 2004 / Tel 01925 830007

97



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

8.34 The bulk of space (Figure 22), i.e. that in and around Hinckley, is within four
kilometres of the motorway network.

70

Figure 22 - Distance to Motorway
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8.35 As expected most premises are relatively close to the major road network, shown in

Figure

23.

60

Figure 23 - Distance to A-Road
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8.36

Most premises are within four kilometres of Hinckley’s rail station (Figure 24).

Figure 24 - Distance to Rail Station
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8.37 Over 75 percent of the properties mapped are within a short (1km) walk of a bus stop

(Figure 25).

Figure 25 - Distance to Bus Stop
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8.38

8.39

8.40

Table 40 — Potential Redevelopment Use

be unaffected by such alternative re-use issues (Table 40).

Over 360 properties have the potential for residential redevelopment. However most

properties (over 60 percent) are in dedicated employment parks and are assumed to

Redevelopment Use Number Percent
Workspace 6 0.5
Retail/Workspace 3 0.3
Retail 59 5.3
Residential/Workspace 41 3.7
Residential/Retail/Workspace 26 2.3
Residential/Retail 86 7.7
Residential 213 19.1
N/A 681 61.1

Employment Area Site Densities

In order to understand the capability of the Borough'’s existing employment areas to

each of the main industrial estates.

accommodate further property the GIS has been used to calculate site densities for

The site density is a ratio of built floorspace to overall site area. As a rule of thumb,

most modern industrial schemes are built at densities of 40 percent which provides

premises built.

Table 41 — Selected Employment Area Building Densities

for a reasonable level of car parking, servicing and landscaping to support the

Employment Area Total Floorspace, Employment Density,
sgm Area Size, sqm percent

Harrowbrook Industrial Estate, 67,711 184,733 36.7

Hinckley

Dodwells Bridge Industrial Estate, 59,053 141,320 41.8

Hinckley

Jacknell Road Industrial Estate, 162,386 417,151 38.9

Hinckley

Hinckley Fields Industrial Estate, 23,569 91,621 25.7

Hinckley

Sketchley = Meadows Industrial 31,446 119,252 26.3

Estate, Hinckley

Moat Way, Barwell 23,626 62,438 37.8

Markfield Industrial Estate 8242 25,860 31.9

Station Road Industrial Estate, 7379 25,837 28.6

Market Bosworth

Peckleton Lane Business Park 11,190 32,879 34.0

Merrylees Industrial Estate 17,495 62,415 28.0
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8.41

8.42

8.43

8.44

8.45

8.46

8.47

As Table 42 shows most of the areas fall below this 40 percent average, however
they are likely to include a greater proportion of land given over to core infrastructure
which will naturally reduce the density level. Even so the ratios at Hinckley Fields
Industrial Estate; Sketchley Fields Industrial Estate; Station Road Industrial Estate,
Market Bosworth and Merrylees Industrial Estate suggest there is capacity for further

intensification of development.

Conclusions

The 1200 properties identified in the mapping process compares favourably to the
1500 businesses estimated to be present in the Borough. A difference that can be
accounted for by home-based organisations, shell companies (for tax purposes) and

an expected error margin.

The mapping is an extensive task, as the 30,000 items of data included within the

database suggests.

Although there are limitations to the exercise, based upon the available sources of
information and scope of the work, it can be regarded as a reasonably accurate
record, certainly to a 80 percent threshold level. However it must be recognised that
it is essentially a subjective exercise, open to different interpretations.

The Valuation Office rating List has provided a good baseline against which to plot
the information, however even this is flawed. Their assessment is that about half of
the properties are used for warehouse use, BE Group’s view that only seven percent
are major distribution facilities. The two assessments of numbers of office properties
are roughly equal; while the Valuation Office also overestimate the number of
manufacturing facilities (described as ‘factory’) compared to BE Group’s view, 23

percent versus 17 percent.

There is obviously confusion over the interpretation of what constitutes a warehouse,
industrial or manufacturing property. However both surveys agree on the size of the

office market which comprises of 15 percent of the property stock.

The mapping confirms the small business profile of the economy, two-thirds of the
companies are in space of less than 2000 sqgft, while there are only 70 properties
larger than 25,000 sqft.
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8.48 In identifying 81 vacant properties the survey compares favourably to the marketed
number generated from the trawl of the property market (67). The difference can be
attributed to empty, unmarketed space (above retail, old mill space) and apparently

empty space (no signage, etc) which is actually occupied.

8.49 One third of the properties are in residential areas and therefore could come under

pressure for redevelopment for this higher value use in the future.
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9.0

9.1

9.2

9.3

9.4

9.5

9.6

9.7

EMPLOYMENT LAND LOSS ISSUES

Introduction

There is a perception that the Borough is losing a substantial amount of employment
space to, primarily, residential redevelopment. There is a concern that this is
reducing the Borough’s stock of business space, constraining the economy and

reducing the vitality of Hinckley and Bosworth.

This section examines the reality of this view, making comment in light of the

findings.

This assessment has been carried out via interrogation of local planning authority

records and consultations with the planning team.

Findings

Planning applications have been examined from 1996 to identify employment sites
(B1, B2 & B8) which have been redeveloped for residential use (C3).

This has identified 26 sites that have gained planning permission for residential use
equating to a total area of 8.7 hectares.

Over this period the residential applications have increased, but especially over the
last three years, reflecting the recent housing boom and national policy influencing
the development of brownfield land.

Further interrogation of the Borough’s planning records has enabled us to compile a
schedule of the overall increase in employment floorspace on an annual basis. This
is compared to the corresponding amount of floorspace lost to other uses, mainly
residential, but also leisure and retail redevelopments. This is shown in Table 42

overleaf.
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9.8

9.9

9.10

9.11

Table 42 — Employment Floorspace Development Gain/Loss

Employment Equivalent Employment
Year Floorspace Gain, Employment Land Lost to
sgm Land Gain, ha Other Uses, ha
1996 27,193 7.0 0.8
1997 44,987 11.5 0.9
1998 114,216 29.3 -
1999 45,020 115 -
2000 16,900 4.3 0.5
2001 33,532 8.6 2.2
2002 10,368 2.7 4.1
2003 11,303 2.9 0.2
2004 426 0.1 -
Total - Gross 303,945 77.9 n/a
Losses from change of use 4077 1.0 n/a
within B1/B2/B8 classes
Total - Net 299,868 76.9 8.7

Over the last nine years employment floorspace development peaked in 1998 (as a
result of Triumph's new factory), but is usually much less than that level, ranging

between 10,000 to 45,000 sgm per annum.

This total represents all those applications that were approved, with floorspace
details taken from planning applications recorded on the computer database and
case files held within the planning department. However, this analysis does assume

full implementation of these permissions, which may not actually be the case.

A standard development ratio of 3900 sgm/ha has been used to convert the gain in
employment floorspace into an equivalent site area figure. This has been done to
allow us to compare the employment floorspace gain against the loss of space to
residential development, which is monitored on a site area, rather than floorspace,

basis.

The total loss of employment over the period 1996-2004, according to this data, is

only 8.7 hectares, 11.3 percent of the corresponding employment land gain.
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9.12

9.13

9.14

9.15

9.16

9.17

There are also ten pending applications for residential development where a decision
as to their suitability has not yet been made. However only four of them entail any
loss of employment land, although they amount to a loss of 9020 sgm of ageing
floorspace. The other applications are for the redevelopment of agricultural buildings,
as well as major schemes on former allotments and open land. Countering this loss
there are two applications that will provide 3425 sgm of new employment floorspace,

equal to over a third of the equivalent loss.

Hinckley & Bosworth have categorised in their Local Plan three grades of
employment areas (category A to C).

Breaking the three types of areas down:

Category A - those to be actively retained for employment — 14 sites allocated, all are
currently in employment use,

Category B - those to be considered for other activities or alternative uses — 54 sites
allocated, 8 have gone for residential redevelopment.

Category C - those to be considered for alternative uses but have environmental

problems — 27 sites identified, 5 have gone for residential redevelopment.

HBBC are currently succeeding in retaining the primary employment sites, those
which they have highlighted as the most important. However it is the remaining 81
sites, which are most at risk, and of these 13 have gone for residential use - 16
percent of them.

Reviewing these classifications is needed to ensure that the portfolio remains
suitable to business needs, and this has been done as part of this study. Further

detail, and individual employment area proformas, can be found in Appendix 6.

Reasoned Justification for Protective Policies

Whilst the impact of the loss of a single employment site may be small, the
cumulative effect of a series of losses can be significant in terms of jobs, reduction in
economic activity and property to house future economic growth of the Borough. The
Council must safeguard existing employment sites and premises to ensure that there
is an adequate supply of land and premises available to meet local business needs

and to attract and retain investment in the local economy.
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However there will be circumstances, which justify the redevelopment or change of
use of an employment site. These may include situations where employment use is
inappropriately located or where the continued use of an existing building or its
redevelopment for employment use is unviable.

The fundamental point to consider when analysing the supply of employment and
housing land is the interrelationship between the two. A balance is required in order

to ensure that there is available land for both uses.

Our investigations indicate that housing completions have reached a ten-year high at
718 dwellings per year, with the annual average over the last twelve years 388. With
the demand for new build still holding firm it is likely that this completion rate will not

fall greatly and may just level off over the next year or so.

At this rate of development the regional housing allowance for Hinckley & Bosworth
will be reached well before the end of the structure plan period in 2016. With this

being the case there may be a case for restricting the supply of housing land.

Government policy has called for the re-use of brownfield land for housing
development and this has ultimately placed marginal employment sites under

pressure for development.

Employment Policy

The current planning policy guidance actively seeks to retain sites for employment
and is currently working reasonably well, as there has been limited loss of

employment space.

However a change to the current employment policy is suggested in order to make its
stance more positive (than the negative one previously taken), and strengthening the
guidance, safeguarding prime employment sites from residential development.

Therefore the policy statement EMP1 should be amended to read as follows...

“The redevelopment or change of use of employment sites or other land and
buildings used for employment purposes (defined as Use Class B1, B2 and B8 of the

Town and Country Planning (Use Classes) Order 1987 as amended) to non
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employment uses will be permitted where the following exceptional circumstances
can be demonstrated:

a) The existing employment use causes unacceptable nuisance due to air,
water, soil, noise, odour, light or other environmental pollution; or

b) The site or premises are no longer suitable or reasonably capable of being
redeveloped for employment purposes; and where

c) The proposed development will provide a wider community benefit which
outweighs the loss of the existing or proposed employment use on the site;
and

d) The proposed development will not constrain or prejudice the continued
operation of the adjoining or nearby employment uses.”

This study is also part of the solution to the clarifying the planning issues surrounding
the loss of employment land in the Borough, as is the assessment of the suitability of

employment land and category A, B and C sites.

Conclusions
Although employment land has been lost to higher value uses, especially residential
development over the last three years, its impact compared to the increase in stock

built elsewhere has been marginal.

Unfortunately the lack of complete data and records has made the exercise of
monitoring and assessing the situation quite difficult and inexact. It can only be

regarded as a very rough estimation of the true picture.

In many instances the redevelopment of employment land is beneficial to the
community as the commercial space being redeveloped has become uneconomic
and is inappropriate for modern business. The main concern is whether the
employment floorspace is being replaced in other, more suitable locations.

There will be a need to maintain some of the older workspace to provide low cost
accommodation to certain types of businesses who cannot afford the costs of more
modern premises. However the protection that needs to be applied can only be made

on a case-by-case basis.
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This study is also part of the solution to the clarifying the planning issues surrounding
the loss of employment land in the Borough, as is the assessment of the suitability of

employment land and category A, B and C sites.

Recommendations

In line with RPG8, which requires Local Authorities to consider the suitability of their
employment portfolio for that use, and the Local Plan Policy EMP1, the Borough'’s
employment areas have been assessed for their continuing appropriateness for

business use.

The Local Planning Authority must ensure that all data on planning application forms
is completed. These should be regularly monitored and schedules drawn up listing
actual and potential land and floorspace losses and gains in order to provide an
effective guidance tool in determining applications.

An assessment of the main Category A, B, and C employment areas has been made,
which recommends a series of reclassifications and development options, an
overview is provided in Table 43 below. The full schedule is included in Appendix 6.
This assessment should be carried out on a regular basis to ensure designated
employment areas meet the needs of modern business. Similar reviews of the

employment land allocations also need to be carried out regularly.

Table 43 — Overview Assessment of Category A, B and C Employment Areas

Site Assessment
Category A
Urban Areas
Mill Street Industrial Estate, Barwell Retain as A
Johnsons Apparel, Rugby Road, Burbage Retain as A
Sketchley Meadows Industrial Estate, Burbage Retain as A

Former Atkins Factory, Lower Bond Street, | Retain as A

Hinckley

Transco HQ/Jarvis Porter, Coventry Road, | Move to B
Hinckley

Harrowbrook Industrial Estate, Hinckley Retain as A
Dodwells Bridge Industrial Estate, Hinckley Retain as A
Hinckley Fields Industrial Estate, Hinckley Retain as A
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Site Assessment
Rural Settlements
Caterpillar (UK) Ltd, Desford Retain as A
Ratby  Engineering, Peckleton Common | Retain as A
Employment Area, Desford
MIRA Works and Proving Ground, A5 Watling | Retain as A
Street, Higham on the Hill
Timken, Desford Lane, Ratby Retain as A
Interlink Park, Beveridge Lane, Stanton under | Retain as A
Bardon
Willow Park Industrial Estate, Station Road, | Retain as A
Stoke Golding
Category B
Urban Areas
Works, South of Stapleton Lane, Barwell Retain as B
Factory, off The Barracks, Barwell Move to C
Workshops/Barwell Business Centre, Arthur | Retain as B
Street, Barwell
Factory South of Shilton Road, Barwell Move to C
Land fronting on to the High Street at the rear of | Retain as B
Mill Street Industrial Estate, Barwell
Hinckley Business Centre, London/Burbage | Retain as B
Road, Burbage
Sapcote Road Industrial Estate, Burbage Retain as B

Printing Works, East of Hinckley Road, Burbage

Lost to residential

Factory, East of Hinckley Road, Burbage

Move to C

Factory, West of Rugby Road, Burbage

Move to A

Builders Yard, West of Hinckley Road, Burbage

Lost to residential

Workshop Units, East of Lutterworth Road,

Lost to residential

Burbage

Works, North of Windsor Street, Burbage Move to C
Factory, West of Hill Top, Earl Shilton Retain as B
Works/Depot, South of West Street, Earl Shilton | Move to C
Hosiery Factory, South of Heath Lane South, Earl | Move to C

Shilton

Depot, North of Coventry Road, Hinckley

Lost to residential
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Site Assessment

Factory, East of Parsons Lane, Hinckley Retain as B

Hosiery Factory, West of Queens Road, Hinckley | Retain as B
Warehouse/Factory, East of Hill Street, Hinckley | Move to C

Hosiery Factory/Builders Yard, South of John St, | Retain as B

Hinckley

Factory/Works, South of Wood Street, Hinckley Retain as B

Knitwear Factory, Holliers Walk, Hinckley Retain as B

Mill Hill Factory, East of Trinity Lane, Hinckley

Lost to residential

Factory/Printing Works West of Station Road, | Retain as B
Hinckley

Factory/Timber Yard, Brunel Road, Hinckley Retain as B
Trinity Motors, North of Coventry Road, Hinckley | Retain as B
Paynes Garage, South of Coventry Road, | Retain as B
Hinckley

Council  Depot/Factory, Middlefield Lane, | Retain as B
Hinckley

Area of Mixed Uses, Upper Bond Street, Hinckley | Retain as B
EM Electricity, East of Nutts Lane, Hinckley Move to A
Factory, North of Wood Street, Hinckley Move to C
Hawley Road/Southfield Road Industrial Estate, | Retain as B
Hinckley

Rural Settlements

East of Station Road, Bagworth Retain as B

Markfield Plastics, Station Road, Bagworth

Designate as C

Workshop Units, Station Terrace, Bagworth Move to C
Industrial Premises, North of Barton Road, | Retain as B
Barlestone

Corah plc, East of Bosworth Road, Barlestone

Lost to residential

Dawkins Slaughterhouse, Congerstone Retain as B
Former Glengate Hospital Site, Leicester Lane, | Retain as B
Desford

Groby Trading Estate, Fir Tree Lane, Groby Move to A
Industrial Estate, West of Station Road, Higham | Retain as B
on the Hill

Industrial Estate, South of Station Road, Market | Move to A
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Site

Assessment

Bosworth

Timber Fire Proofing Works, North of Station
Road, Market Bosworth

Lost to residential

Industrial Estate, South of Ashby Road, Markfield | Move to A
Nailstone Highways Depot, Nailstone Retain as B
CPL Ltd, Church View off Dragon Lane, Newbold | Retain as B
Verdon

Hentons Engineering, South of Wood Lane, | Retain as B
Norton Juxta Twycross

Bakery, South of Station Road, Ratby Retain as B
Alexandra Stone Works, Desford Lane, Ratby Retain as B
Textile Factory, South of Whittington Drive, Ratby | Move to C
Bennetts/Cardinal Broach Works, Park Road, | Retain as B

Ratby

Factory/Mill, North of Mill Lane, Sheepy Magna

Lost to residential

Merrylees Industrial Estate, Thornton Move to A
Startin’s Tractor Sales, West of Main Street, | Retain as B
Twycross

Category C

Urban Areas

Factory, off Friswell Lane, Barwell Retain as C
Works, off Bank Terrace, Barwell Retain as C
Works, West of Hill Street, Barwell Move to B
Factory, South of Dawsons Lane, Barwell Move to B

Engineering Works, East of Lutterworth Road,

Lost to residential

Burbage

Works, West of Britannia Road, Burbage Move to B
Warehouse, South of Coventry Road, Burbage Retain as C
Engineering Works, North of Coventry Road, | Retain as C
Burbage

Factory, Keats Lane, Earl Shilton Retain as C
Factory, South of Almeys Lane, Earl Shilton Retain as C
Factory/Works, Rossendale Road, Earl Shilton Retain as C

Factory, North of Equity Road, Earl Shilton

Lost to residential

Oaks Industrial Estate, Station Road, Earl Shilton

Move to A
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Site Assessment
Factory/Depot, South of New Street, Earl Shilton | Lost to residential
Factory, East of Teign Bank Road, Hinckley Move to B
Factory, Garden Road, Hinckley Move to B

Works, North of Canning Street, Hinckley

Lost to residential

Factory, South of Mill Hill Road, Hinckley Move to B
Timber Yard, South of Westfield Road, Hinckley Retain as C
Nutts Lane Industrial Estate, Hinckley Move to A
Rural Settlements

Statham Potatoes, South of Newbold Road, | Move to B
Barlestone

Workshops, Rookery Lane, Groby Retain as C
Walker-Smiths Haulage Site, Ratby Road, Groby | Retain as C
Scania Depot, A50 Markfield Road, Groby Move to B
Mallory Industrial Coatings, North of Main Street, | Move to B
Kirkby Mallory

Engineering Works, West of Main Street, | Retain as C
Markfield

Casepak, West of Station Road, Ratby Move to B
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CONCLUSIONS

This section draws together the various strands of the research and consolidates the
conclusions to each of the different sections.

Changing Economy, Changing Property Needs

The structural shift in the economy from manufacturing to service sector employment
means that premises need is also changing. There is greater demand for office and
adaptable, light industrial premises. Premises need to be of higher quality, with better
accessibility, more car parking and improved security.

Older multi-floor industrial premises are no longer particularly suitable for modern
business needs. Ground floor space can be re-used for industrial use, to a degree,

however the preference is for well-located industrial estate premises.

Where companies need to move, as a result of changes in business, or the need to
secure more efficient property, they prefer to do so locally in order to retain their

skilled workbase.

Small Business

Small businesses are a vital component of the economy and that is no different in
Hinckley and Bosworth. The Borough is also highly entrepreneurial. This together
with the high occupancy rates in the existing small business centres indicates that

there is need for further provision.

The existing centres are also of moderate quality, while there is no incubator space in

the Borough.

Small companies need small unit, flexible accommodation; affordable rentals; short

lease terms; across the quality spectrum.

Incubator space is aimed at the very small, initial start-ups (say 0-3 employees),

shared services are complemented by a high level of on-site business support.

Clusters and High Technology Business
Although there is high technology employment in the Borough, it is concentrated

amongst a few of the area’s very large companies. Without a greater nucleus of

E2919 / Final Report / May 2004 / Tel 01925 830007 113



Hinckley & Bosworth Borough Council
Employment Land & Premises Study

10.10

10.11

10.12

10.13

10.14

10.15

knowledge industries or research institute/university to support it, there is no scope

for a science park in the Borough.

Two of EMDA’s cluster target sectors are particularly relevant to Hinckley and
Bosworth — clothing and textiles and creative industries. They will actually be quite
closely interlinked, as the traditional manufacturing aspects of the former make way
to higher added-value research and design activities. Without further in-depth
analysis more definitive conclusions cannot be reached, but the supposition is that
they will form an important part of the business base that will be catered for within the
general property portfolio (small business space) — there is no need for bespoke

developments dedicated towards them.

The Druid Quarter is suited to the provision of space for these clusters, however
limiting occupation to these small sectors would prove unviable. They can be

grouped into a more general office scheme, attracting the full range of business

types.

Urban Regeneration
The Druid Quarter is Hinckley’s historic business location, however the needs of
modern companies are different to the stock of accommodation there. There is a

need to redevelop this area, and this is recognised in the Local Authority’s strategies.

There are significant buildings which should be retained, however there is limited
scope for industrial business re-use except on ground floors, even then this is likely
to be reduced by their low ceiling heights, limited car parking and servicing areas.
There is though the ability to re-use them for housing schemes and office

development.

The perception is that the as a consequence of this redevelopment — employment to
housing — the Borough is losing a large amount of business accommodation. The

empirical evidence refutes this view.

Sites
There is a lack of employment land in the Borough, this is recognised, but does not

just apply to the 25 hectare strategic employment site, which has yet to be allocated.
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With this allocation, and the rest of the allocated land coming forward, the Borough
probably has enough land to satisfy need, based upon historic take-up rates and

identified need.

However, much of the allocated land portfolio is constrained by the fact that it is not
actually available to local companies. Much is tied up as expansion land or
earmarked for alternative, higher value uses. The portfolio therefore does not provide

an adequate range of choice, qualitatively or geographically.

The land shortfall is worsened by the high pressure that is coming from the
distribution sector in the Midlands, their 300-400,000 sqft distribution warehouses are

land hungry, and land is in short supply throughout the region.

There is serious developer interest in acquiring land in the Borough, but it must be

prominent, accessible and linked to the motorway network and/or close to a labour

supply.

Although Logix Park is coming forward, this is aimed at the distribution market and
larger organisations, there is nothing aimed at the small, local businesses. There is a
need to provide opportunities for small business to independently acquire freehold

plots of 0.25 to 1 acre in size.

Some 25 hectares of land is required to be provided under the Structure Plan
guidelines, this should be allocated close to the M69 and A5, as that is where
modern businesses wish to be located — this area has good accessibility, is close to
Hinckley’s labour force and its other amenities, and there is already a critical mass of

development.

Industrial
There is demand for industrial premises for most space up to 20,000 sqft, reflecting
the small business profile of the Borough. This is generally for light industrial use,

traditional manufacturing needs are dying out.

Although the perception is that there is a substantial amount of distribution
warehousing in the Borough, the actual number of large premises, which are typical

of the sector, is quite small.
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There is a shortage of space, especially quality accommodation, across this size
range. This applies particularly to start-up space, follow-on space (up to 2000 sqft)

and premises for more established companies (2000-5000 sqft).

Freehold options are also in short supply, however demand for this space is at an all-

time high, due to low interest rates and poor stockmarket performance.

Occupiers are looking for good road accessibility, car parking, security, affordability
and flexibility. Such requirements rule out town centre space in Hinckley, the

preference is for industrial estate premises.

Notwithstanding the desire for this type of modern space, there remains a need for
low cost, basic space for many of the Borough’s companies. Older premises can be
suitable, and regular assessment of their adequacy needs to be made in light of the

increasing pressure from housebuilders for redevelopment.

The Borough benefits from a number of small-medium enterprises in many of its
outlying towns and villages, many of them occupying quite old, large premises. Were
they to relocate to better accommodation in more accessible locations, then their
property would struggle to be re-occupied, because of the user-specific nature of the
property and shift to smaller businesses generally. In this case, the property needs to
be examined to see if it can be sub-divided for small business use to maintain
property options in the locale. Otherwise these sites need to be redeveloped for

housing and alternative business locations allocated.

Offices
The Borough has a small office market, but one that is expected to grow relatively
substantially, in line with the national increase in the service sector. Most need is for

premises up to 2000 sqft.

Although it is not viewed as an office location, the area has the capability to attract
regional, footloose office occupiers if the correct product is developed close to the
national road network.

The Borough needs quality incubation facilities and serviced offices as well as larger
town centre and motorway related office developments. Most of demand is for

Hinckley and surrounds. However supporting small-scale developments in rural
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areas, which can utilise broadband connectivity, would be satisfy expected future

demand.

There is lack of quality accommodation, as well as freehold options — just as in the

industrial sector.

Forecasts suggest a need for 25,000 sqft of new office floorspace per year to 2015.

The lack of property register for office space in the Borough or the County does not
help small business locate space.

Rural Need

Although the Borough focus is Hinckley, there is a need for property provision in the
rural towns and villages for micro-businesses (1-9 employees). Demand has been
identified from the company survey, but is recognised by stakeholders in order to
create more sustainable communities — reducing commuting, diversifying the

employment base, and reducing pockets of deprivation.

The Council’s efforts to increase the coverage, and take-up, of broadband needs to
be continued, especially in rural areas. This technology is becoming increasingly

vital and can help diversify the employment base in the countryside.
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RECOMMENDATIONS

This section draws together the various strands of the research and consolidates the

conclusions to form a number of recommendations for each property sector.

The recommendations recognises the planning policy framework and fits into this

guidance.

Sites
Allocate the 25 hectares strategic employment site along the A5 corridor, close to the
M69.

This will cater to the regional and national distribution market, therefore land needs to
be targeted to the Borough'’s indigenous business base.

This local SME allocation should also be along the A5 corridor, if possible. At least 10

hectares needs to be set aside for this use, phased over the plan period.

Without further land allocations, the Borough cannot afford to lose any of its allocated

employment land.

Earl Shilton would probably benefit from a small land allocation (say 2 hectares) to
encourage local employment, if existing town centre employment land cannot be
regenerated efficiently.

Some land needs to be allocated for local businesses to buy small 0.25-1 acre plots
independently. Approximately 2.5 hectares, should be set aside for this segment of

the market in a Hinckley-location.

Industrial
The shortfall of industrial property will be remedied if the land shortage is solved. The
private sector property market is keen to develop space and there are occupiers

willing to occupy it.

The lack of quality managed workspace, and shortage generally, needs remedy. A
feasibility study should be undertaken to bring forward managed workspace in the

Borough. There is likely to be scope for two schemes in Hinckley, probably 10-20,000
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sgft at Middleton Lane (unit sizes of 250-1000 sqft); and a smaller 5000-10,000 sqft
facility as part of a Druid Quarter (Atkins Building) regeneration scheme. Other small
rural options, capitalising on redundant workspace, should also be provided, however
more in-depth study is required. (It should be recognised that these facilities are
supply-led initiatives, it can be very difficult to prove demand conclusively, given the
very small and ‘hidden’ nature (home-based, start-ups, etc) of the firms they tend to
accommodate). Wherever the public sector will need to lead these developments,

perhaps in partnership with a private sector developer.

Office
Hinckley requires quality office accommodation. This includes incubator space,

quality serviced offices and campus office park.

The incubator space and serviced offices can be co-located, and should incorporate
space for the creative industries and clothing and textile clusters. A first phase of
10,000 sqft would be sufficient in unit sizes from 50 sgft to 1000 sqft. As with all such

schemes, flexibility and affordability need to be the watchwords.

As this develops further expansion of another 10,000 sqft is appropriate and this
ought to be built into the initial specification. A Druid Quarter location would be ideal,
utilising one of the significant factory buildings — for example the Atkins complex,
which is one of the largest, most attractive and is importantly, close to the town
centre. By providing these together the whole becomes viable, where individually
their sustainability is questionable.

An office campus favours a well-located, accessible site, eg: A5/M69, although this is
counter to government planning policy. Around 10-20,000 sqft is required, broken
down into suites of 1000-2000 sqft.

Rural redevelopments, both in the towns and villages and in redundant agricultural

buildings should be supported.

Provide some form of an office property register, whether in conjunction with the
County, similar to the Leicestershire Industrial Property Bulletin, or on a local

Borough-wide level.
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Clusters and High Technology Business

A science park should not be pursued in the Borough.

Cluster development is a valid strategy, but needs to be led at regional level by
EMDA. HBBC should link into the initiatives being developed, eg: networking,
training, marketing, etc. However there is no real need for specific property initiatives
for them. Their needs are similar to other company needs and such sector

businesses should be incorporated into more general property initiatives.

Urban Regeneration

There are a number of factory premises of architectural quality throughout the
Borough, but especially in the Druid Quarter. These should be retained where
possible. Their re-use for industrial use is limited and extends to the ground floor at
best, any use of the upper floors will be low value and not contribute efficiently to

their survival.

An area based approach is required and assessing the buildings individually, without
considering the wider environment, timescale for the regeneration and pragmatics of
buildings delivery, is unfeasible. If this area is to be truly mixed-use and incorporate a
substantial business sector, then considerable clearance is required to ensure there

is adequate car parking and servicing areas to each of the premises.

Upper floors can be used for office redevelopment, however this is also a limited
market, although growing. Residential developers need to be encouraged to retain

and redevelop these buildings, rather than demolish and rebuild.

A case-by-case approach and feasibility study is required to understand the

capability of conversion and state of the market at the time.

Rural Provision

Where large buildings become available in the towns and villages outside Hinckley
their feasibility for redevelopment into small business units needs to be examined,
rather than allocating new employment sites. There are currently opportunities in Earl
Shilton (for example, Heath Lane South); Dawkins Slaughterhouse, Congerstone;
and various buildings in Ratby and other towns. The emphasis should be on mixed-
use development, incorporating office, light industrial and residential redevelopment

where appropriate. It is likely that public sector support will be required to achieve the
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creation of business space where it cannot be cross-subsidised by residential

development.

Other
11.24 Look at property and business generation initiatives to help overcome the socio-
economic deprivation issues in Bagworth, and Earl Shilton. This might include small

business space provision for start-ups and social enterprises.

11.25 Push forward with strategies to increase broadband coverage and take-up, it is

increasingly becoming a vital requirement for modern businesses across the board.
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