
Consultation Response from Planning Policy Team 

19/01496 | Land South Of Junction 1 Of The A50 Castle Donington Leicestershire.  
Development of up to 92,500 sqm GIA of storage and distribution units (B8), industrial units (B2) and 
light industrial units (B1c); service yards and parking areas; new vehicular accesses off Trent Lane / 
Station Road and Ryecroft Road with associated earthworks, drainage and attenuation features and 
other associated works (outline, all matters reserved except for the principal means of vehicular 
access to the site). 
 

Comments  

The proposal is for a development of up to 92,500sqm of B8, B2 and B1c development on a site with 

a developable area of some 20ha (as amended).  The description of development and the submitted 

masterplan do not specify a unit mix.  The supporting documents suggest that the development will 

focus on a mix of unit sizes of between 9,000-15,000sqm and in this regard it will provide for 

strategic-scale B8 which is categorised as units of 9,000sqm and above. It will also be capable of 

providing a broader range of unit sizes and can incorporate up to 20% of (former) B1c/B2 uses 

(<18,500sqm). There are no named end users; the applicant proposes to build the units speculatively 

to meet immediate market requirements.  

The NPPF (2019) emphasises the role that planning should play in building a strong, competitive 

economy.  It requires that;  

“Significant weight should be placed on the need to support economic growth and 

productivity, taking into account both local business needs and wider opportunities for 

development” (paragraph 80).  

It goes on to direct that decisions on planning applications should take account of different business 

sector needs and in this context it highlights the logistics sector specifically; 

Planning policies and decisions should recognise and address the specific locational 

requirements of different sectors. This includes making provision for…..storage and 

distribution operations at a variety of scales and in suitably accessible locations.”(paragraph 

82).  

The application site is outside the limits to development as defined in the adopted Local Plan (2017) 

and it thereby falls within the countryside in accordance with Policy S3. This policy lists the 

circumstances when development in the countryside will be supported including at criterion (s) the 

provision of employment land in accordance with Policy Ec2 – New Employment Sites. The second 

section of Policy Ec2 describes the circumstances when development will be acceptable as follows;  

 Where evidence indicates an immediate need or demand for additional employment land 

(B1, B2 and B8) in North West Leicestershire that cannot be met from land allocated in this 

plan, the Council will consider favourably proposals that meet the identified need in 

appropriate locations subject to the proposal: 

The policy then goes on to list three site-specific characteristics (a, b and c) which should also be 

met. If the requirements of Ec2(2) are met, the development is also required to accord with the 

further site-specific criteria (i) to (vi) of Policy S3.  

Policy Ec2(2) states that immediate need or demand for additional B class employment land must be 

demonstrated. ‘Immediate’ in this context can be interpreted as meaning ‘arising now’. ‘Need’ 



correlates to a policy requirement identified through the plan-making process to ensure that the 

future needs of an area are adequately addressed. ‘Demand’ could be in the form of a request from 

potential future users or could be to address a gap in the supply of premises in the district.  In other 

words it relates to ‘market demand’. The policy requires need or demand to be demonstrated; it is 

not necessary to demonstrate both.  

Employment Land Supply 

The proposals will provide for strategic-scale B8 (defined as units of 9,000sqm and above) and, 

potentially, a proportion of (former) B1c/B2 uses.  

Note – changes to the use classes order came into effect on 1st September 2020. Uses which 

previously fell within the B1 use class now fall within the new Use Class E along with shops 

and cafes/restaurants.  Use Classes B2 and B8 are unaffected by these recent changes.  

It is understood that applications submitted before 1st September 2020 (such as this one) 

should be determined on the basis of the old use classes. Commentary on the implications of 

the changes for this application is included at the end of this advice.  

This advice will continue to refer to the old use classes so that it is consistent with the 

studies and reports that it relies upon.  

Need for B class land (excluding Strategic B8) 

The district’s need for new B class land (excluding strategic B8) for the period 2011-31 was 

quantified in the Housing & Economic Development Needs Assessment 2017 (HEDNA)1.  These 

requirements are expressed as minimum requirements. Based on this assessment and the 

monitoring of completed and committed developments since 2011, the need/supply position at April 

2020 is as follows; 

  B1a/b 
(Ha) 

B1c/B2 
(Ha) 

Small 
B8(Ha) 

TOTAL 
(Ha) 

HEDNA requirements 2011-2031 (excluding 
strategic B8) 

44.7 3.3 16.8 64.8 

Completions 2011-2020 8.1 2.7 8.9 19.7 

Under construction at 31st March 2020 1.5 0.5 0.1 2.1 

Allocated 5.3 5.3 5.3 15.9 

With permission at 31st March 2020 10.2 12.2 14.6 37.0 

Residual requirement up to 2031 19.6 -17.4 -12.0 -9.8 

Allowance for potential loss of employment 
land 

      10.0 

Residual requirement up to 2031 19.6 -17.4 -12.0 0.2 

 

Based on the above, there is an over-provision of land for both B1c/B2 and small scale B8 and an 

under-provision of land for B1a/b. Taken collectively, and when an allowance for the potential loss 

of existing employment sites to other uses is factored in, this leaves a small net requirement of 

0.2ha. In December 2020, Planning Committee resolved to grant permission for B class uses on land 

at Stephenson Way, Coalville (20/00330/FULM) subject to the completion of a s106 agreement.  

 
1 The requirement figures are those found in tables 80 and 82 of the HEDNA. Table 83 of the HEDNA rounds 
these to whole figures 



Assuming the agreement is signed, this would add 3.31ha supply to the above figures and the 

residual requirement would turn to an overall surplus of 3.1ha.  

The current application does not include offices (B1a/b) as one of the potential uses so it will not 

address the shortfall in the supply of those type of premises.  

The application could contribute up to 18,500sqm (est. 4.1ha) of B1c/B2 which, if permitted, would 

result in a small overall surplus of 3.9Ha (equating to 5%) over the minimum requirement set out in 

the HEDNA .   With the inclusion of the Stephenson Way application as well, this would become  

7.2ha (equating to 9.6%).  

Strategic B8 needs  

Strategic B8 is categorised as warehousing/distribution units of 9,000sqm and above. The Leicester 

and Leicestershire Strategic Distribution Study (2016 update) assesses the need for additional 

strategic B8 land and it presents the findings on a county-wide basis. The table below shows these 

requirements (road and rail combined) and the supply which has been achieved in this district since 

2011 (completions, under construction and consents). These figures include the ex-Lounge site 

which has an extant planning permission dating from 2012.  

A Strategic B8 requirement 2011 – 2031 (HMA wide) 361.0 Ha 

B Strategic B8 requirement 2011 – 2036 (HMA wide) 472.0 Ha 

C NWL strategic B8 Completions April 2011 - April 2020 115.5 Ha 

D NWL strategic B8 Under construction at 31st March 2020 146.5 Ha 

E NWL strategic B8 With permission at 31st March 2020 159.9 Ha 

F NWL strategic B8 Total provision (C+D+E)  422 Ha 

G Residual requirement (HMA wide) 2011-2031 (A-F) -61.0 Ha 

H Residual requirement (HMA wide) 2011 – 2036 (B-F) 50.0 Ha 

 

This shows that the level of provision in NWL alone exceeds the requirements to 2031 without taking 

into account the supply in the other districts/boroughs. Growth of the sector has surpassed what 

was forecast at the point the Study was undertaken and could be taken as an indicator of the 

strength of the market. Importantly, the Study signals that the need figures should be viewed as 

minimum requirements and should not be treated as a cap on provision.  

Therefore, the need/supply position described above for both B1c/B2 uses and strategic B8 uses are 

not, on their own, sufficient to rule out the proposed development. Further, the test in Ec2(2) is to 

demonstrate need or demand, not both. 

The Strategic Distribution Study (2016) identified a number of Key Areas of Opportunity (KAO) across 

Leicester & Leicestershire. These were defined by having regard to a series of criteria to define 

“areas across Leicestershire [and the East Midlands region] where new commercially attractive 

logistics sites should be located”. Within North West Leicestershire 3 KAOs were identified: 

• KAO C - East Midlands Airport to south Derby corridor (rail and road served) 

• KAO E - M1 North corridor (road served) 

• KAO F - M42/A42 corridor (road served) 

The application site is located within KAO C. It is within a key transport corridor identified as 
attractive to the market as well as being well related to the M1 and M42/A42 corridors denoted as 



KAO E and F respectively. Further, the Study went on to distinguish between the ’Best KAO’ and 
‘Good KAO’. KAO C was included in the ‘Best’ category.  
 
This area has already been the focus of significant development activity, including the East Midlands 
Gateway where Segro is in the process of delivering 557,400sqm of strategic B8 floorspace and East 
Midlands Distribution Centre where there is consent for some 53,000sqm of strategic B8 (which are 
included in the supply figures above). The application site falls within an established area for 
strategic distribution where the market is keen to locate and where there is a pipeline supply of land 
with planning permission. The extent to which this pipeline supply matches segment of market 
demand which this application purports to target is explored in the next section.  
 

Demand  

G L Hearn (/Iceni) was commissioned by the council to provide an evaluation of the employment 

land evidence submitted with the application.  The consultants were asked to conclude whether the 

proposal meets the demand test in the first part of Policy Ec2(2) (as quoted above). The assessment 

looked at; 

• The strategic distribution market (units >9,000sqm) 

• The specific segment of the market that the development intends to target- units of 9,000-

15,000sqm  

• The more local market for B1c/B2 units  

With respect to the strategic distribution market GLH found the following; 

• North West Leicestershire sits within the ‘golden triangle’ in the country where there is a 

concentration of large-scale warehousing premises serving the national distribution 

network.  Historically, demand from the logistics sector has been high in Leicester and 

Leicestershire and more recently there has been considerable activity in North West 

Leicestershire specifically  including at East Midlands Gateway, East Midlands Distribution 

Centre and in the Bardon area as well as the forthcoming Jaguar Land Rover development at 

J11 M42. 

• Covid 19 is likely to trigger a short-term interruption in the demand (and supply) for large 

scale distribution floorspace but demand is expected to return more strongly as growth in 

on-line shopping accelerates 

• Comparing the supply of strategic B8 floorspace and recent take up rates reveals that; 

o The supply of units which are immediately available for occupation (so called ‘direct 

supply’) is quantified as 0.7 years’ worth of supply and this is described as ‘very 

tight’. The position for Leicester & Leicestershire as a whole is similar (0.9 years). 

o The supply of land with planning permission (‘indirect supply’) is measured at 2.8 

years for NWL and 5.7 years for Leicester & Leicestershire.  

o At 5%, the vacancy rate is indicative of a low level of market choice for those 

wanting to occupy B8 premises in the district. GLH report that markets generally 

require a rate of between 5-10% for optimal choice and churn.  

o There is no current direct supply in the district of units of the size range 10-

20,000sqm.  This is the market segment which this application proposes to target.  

The equivalent supply for Leicester & Leicestershire is ‘tight’ at 1.3 years.  



GLH assess that the site’s characteristics will make it attractive to the strategic distribution market; it 

has excellent motorway accessibility and it is close to the logistics hubs at and around the airport 

suiting distribution firms who seek the operational benefits of locating close to similar firms.  

If the development were built speculatively as the applicants propose, GLH agree that it would 

generate a supply of premises available for immediate occupation (direct supply). However, they 

also point out that the planning system has limited powers to ensure that the proposed units would 

indeed be built speculatively.  

With respect to the provision of B1c/B2 units, GLH find that; 

o At 0.2 years the supply of immediately available units is described as ‘very limited’ 

but there is a good pipeline supply of sites with planning permission (indirect supply) 

of some 5.5 years  

o These uses are less tied to this particular site, although proximity to the airport and 

the logistics cluster there may drive some demand 

o Agents confirm that the market in North West Leicestershire, and Castle Donington 

in particular, is primarily driven by the demand for strategic scale distribution and 

not for B1c/B2 uses.  

Policy Ec2 

Turning to the different aspects of Policy Ec2(2) in turn; 

Where evidence indicates an immediate need or demand for additional employment land (B1,B2,B8) 

in North West Leicestershire…  

As outlined above, the level need for strategic B8 floorspace identified through the Leicester & 

Leicestershire Study (2017) to 2031 has been achieved.  These need figures are expressed as a 

minimum however and should not be viewed as a limit which cannot be exceeded.  

The need for B1c/B2/small scale B8 assessed through the HEDNA has also been substantially met but 

again this is presented as a minimum requirement.  At April 2020 there is a small shortfall in total 

requirements but this is in the main as a result of a shortfall in B1a/b floorspace which this proposal 

would not address. The application, if granted, could contribute up to 18,500sqm/(est. 4.1ha)  of 

B1c/B2 resulting in a small overall surplus against the total requirement of 64.8ha  (2011-31).  

Analysis of the commercial logistics market by the council’s consultants concludes that there is 

current demand for strategic distribution units of the size this application could provide.  Whilst 

there are extant planning consents in the East Midlands Airport-south Derby corridor at EMDC and 

EMG, these are for larger scale units and not the mid-size units which is the application’s purported 

target market.  

The need/demand test in Policy EC2(2) applies to the North West Leicestershire area. It is apparent 

from the analysis by GLH that there is a gap in the portfolio of strategic distribution premises in the 

district which the application proposal could help to address. This gap is evident now and fulfils the 

requirement for ‘an immediate demand’ under the terms of the policy.  

The market analysis of the B1c/B2 aspect of the proposal finds that the demand for these uses in this 

location is less apparent, particularly as the market for strategic distribution dominates commercial 

activity here. The overall supply of B1c/B2 floorspace is judged by the council’s consultants to be 

healthy although there is a very limited supply of units available for immediate occupation which 

this application could help to address. Some demand may arise from industrial businesses 



gravitating towards the logistics hub at the airport. Further, there could be wider planning benefits 

from incorporating a range of these other uses in terms of overall flexibility and the delivery of a 

more mixed form of development.    

…that cannot be met from land allocated in this plan…  

The Money Hill allocation in the adopted Local Plan provides for up to 16ha of employment 

development. The site was planned to meet the needs arising from the HEDNA, (i.e. not strategic 

B8).   It could be an appropriate location for the B1c/B2 element of the proposal however it is not 

currently sufficiently advanced through the planning process to meet an ‘immediate’ demand.    

Whilst not allocated as such, two sites listed in Ec1 – Employment provision: permissions are 

identified in the Local Plan as suitable for B8 uses. Taking these in turn, the Lounge site at Ashby de 

la Zouch (Ec1a) is currently blighted by the route of HS2 and the extant consent cannot realistically 

be implemented in full. Whilst there is a current planning application under consideration for a 

revised proposal, this shows an indicative layout for either a single unit of 63,922sqm B8 or two units 

of 36,000sqm and 19,290sqm not the medium sized units the application proposal aims to provide. 

The site is also in a different part of the district and its principal connection would be to M42/A42 

corridor (KAO F).  

Part of the site at Sawley Crossroads (Ec1c) is being used as a distribution centre for Aldi.  The 

outline consent on the remaining part of the site is for some 14.8ha of B8 but this is reserved for a 

further extension for Aldi so is not available to another occupier as an alternative to the application 

proposal.   

 

…the council will consider favourably proposals that meet the identified need in appropriate 

locations… 

The site is located within an area which has been identified in the Strategic Distribution Study as one 

of the locations in the county where strategic scale distribution should be directed. In these terms it 

is in a prime location for strategic distribution.  It is well connected to three transport corridors 

(M42/A42; A50; M1). It is also in close proximity to the distribution hubs at East Midlands Airport 

and GLH report that this can generate agglomeration benefits for the businesses locating there. 

Taking these factors together the location is judged to be an appropriate one for the uses proposed.  

Site-specific matters impacting on the appropriateness of the site should be assessed as part of the 

detailed consideration of the application.  

 

(a) Being accessible or will be made accessible by a choice of means of transport, including 

sustainable transport modes… 

There are bus stops to the west of the site on Station Road which also serve the Willow Farm 

Business Park.  Services from these stops run to Coalville, Leicester, Kegworth and East Midlands 

Airport to the south and Derby and Nottingham to the north.  The access strategy plan submitted 

with the application proposes that additional bus stops will be located within the site and from the 

LCC Highways consultation response it appears that the applicants are in discussions with bus 

operators to improve the bus services to the site.  The access plan also shows existing and proposed 

cycle links along Station Road and A50.  



The views of the highway authority will be an important consideration in this respect of this 

criterion.  

 

(b) Having good access to the strategic road network… 

As indicated above, the site is considered to have good access to the SRN.  

 

(c) Not being detrimental to the amenities of any nearby residential properties or the wider 

environment  

No comments are made from a policy perspective in respect of this factor. This is a matter for the 

detailed consideration of the proposal’s impacts.  

 

The consideration then moves onto the further requirements of Policy S3 (i)-(vi).  

(i) the appearance and character of the landscape… 

This is a matter for the detailed consideration of the proposal’s impacts.   

(ii) it does not undermine……separation and open undeveloped character between nearby 

settlements… (including) through development on isolated sites… 

The site is sited immediately to the south of the J1 of A50.  According to the parameters plan, the 

developed areas of the site will be to the immediate south and south east of the junction; the land 

to the west on the approach to Willow Farm Industrial Estate and beyond that Castle Donington will 

be retained as open land and used as flood mitigation. The development would be divorced from 

settlement boundaries and to that extent could be considered to be isolated. Balancing against this, 

the nature of the use is such that access to the SRN is critical (as discussed elsewhere) and a location 

which is removed from other development helps to limit potential disturbance.  

The issue of separation is a site-specific matter and, from a policy perspective, no comments are 

made other than to note that the issue was discussed in the recent appeal decision at Carnival Way.  

(iii) it does not create or exacerbate ribbon development 

This criterion is complied with. 

(iv) built development is well integrated with existing development and existing buildings… 

As discussed above, the development would be removed from other development and not 

integrated with the established settlement pattern.  

(v) …vitality and viability of existing town and local centres… 

The proposal does not include town centre uses as defined in the NPPF and this criterion is 

considered to be met.  

(vi) …accessible, or will be made accessible, by a range of sustainable transport 

This aspect is considered above (Ec2(2)(a)).  

 



Cumulative considerations 

Another application has been submitted at a site on Netherfield Lane. The proposal description is 

“Demolition of existing structures and the erection of a new building to accommodate up to 

78,967sqm of storage and distribution (Use Class B8) and ancillary office (Use Class B1) floorspace, 

with associated infrastructure including access, parking, servicing and landscaping (outline - all 

matters other than part access reserved)”.  The application documents signal that the development 

will focus on a similar segment of the strategic B8 market to the J1 A50 application being units of 

78,000-134,000sqft (equivalent to approximately 7,200-12,450sqm).  

If both were permitted, this would add approximately 13.3Ha to the supply of HEDNA uses (equating 

to an estimated surplus of 17.5%) and 24.2ha to the strategic distribution supply. However, as 

discussed above, these requirements in the HEDNA and the Strategic Distribution Study are 

expressed as minimum figures and are not a limit which cannot be exceeded.  

Granting both applications would add considerably to the supply of mid-size units with the effect 

that the two sites would be in competition with each other for occupiers. As a result, they may take 

longer to become fully occupied, although this is an observation rather than a planning 

consideration.  

Further, a strict reading of the policy would mean that the granting of consent for one proposal 

would not necessarily remove the need/demand justification for the second. Policy Ec2(2) reads; 

‘Where evidence indicates an immediate need or demand…that cannot be met from land 

allocated in the plan’.  (my emphasis) 

Granting consent on one of these candidate sites would not change the alternative sites test for the 

other; the alternative sites to consider would still be those listed in Ec2 and, for completeness, Ec1.  

 

Other relevant policies  

The site falls with the East Midlands Airport Safeguarded Area and is subject to the consultation 

requirements set out in Policy Ec5.  

 

Changes to the use classes order 

As a result of the recent changes to the Use Classes Order, there is a prospect that light industrial 

use could be changed to another within Class E without the need for any additional planning control.  

This is important because a) justification for this proposal is linked to the demand for 

industrial/distribution floorspace and b) the impacts of, for example, a retail use on this site could be 

significantly different to what is proposed in the current application and the best way to test this 

would be through a planning application.  

For this reason, it is suggested that if the application is to be approved, condition/s are added to 

specify the permitted uses in words to include ‘light industrial’.  

Overall conclusion 

The need/demand justification for the proposed development has been assessed against current 

employment land requirements and market considerations.   



With respect to need, there is a small numerical shortfall in the overall supply of B class employment 

land (excluding strategic B8) based on the findings of the HEDNA. This application, if approved, 

would result in this overall need being met, and exceeded to a degree. The supply of strategic 

warehousing has surpassed the need to 2031 identified in the Strategic Distribution Study.  

However, outputs from both the HEDNA figures and the Strategic Distribution Study are expressed 

as minimum figures. Exceeding these figures is not, of itself, a reason to resist this proposal.   

Furthermore, only one of need or demand have to be satisfied, not both.  

Expert consultants with a sound understanding of the local, regional and national distribution 

market advise that there is an identifiable demand for the medium sized strategic warehousing units 

which the application purports to target and, for this element, the  demand test in Policy Ec2(2) is 

met. The case for B1c/B2 uses is less clearly made; the current shortfall in needs is very modest and 

is predominantly linked to a district under-supply in office floorspace. Demand for these uses is also 

less tied to this specific location although there may be demand from businesses which want to 

locate close to the airport and its associated uses. Further, incorporating this aspect of the proposal 

may be beneficial in terms of overall flexibility and development mix.   

Further requirements in Policy Ec2 are found to be met, or are capable of being met, but require 

detailed site-specific assessment Concerns about the location of the site in the countryside would 

need to be balanced against the locational requirements of strategic scale distribution.  

Paragraph 82 of the NPPF also provides support for the application as it indicates that provision 

should be made for “storage and distribution operations at a variety of scales and in suitably 

accessible locations”.  

On this basis there are no policy objections to the application subject to the detailed matters in 

Policy Ec2 and S3 being found to have been satisfied.  

 

Sarah Lee 

Principal Planning Policy Officer  

16 November 2020 



Planning Policy Update August 2021 

The Planning Policy Team’s comments on this application include assessment of the proposals 
against Policy Ec2 of the adopted Local Plan. The second section of Policy Ec2 describes the 
circumstances where additional employment development can be supported as follows;  

“Where evidence indicates an immediate need or demand for additional employment land 
(B1, B2 and B8) in North West Leicestershire that cannot be met from land allocated in this 
plan, the Council will consider favourably proposals that meet the identified need in 
appropriate locations subject to the proposal…” 

The policy requires need or demand to be demonstrated; it is not necessary to demonstrate both.  

This note covers the following matters:  

1. Newly published study of the need for strategic distribution land/floorspace in Leicester and 
Leicestershire (2020-41) 

2. Updated employment land supply position to April 2021 
3. Newly published study of the need for additional employment land (excluding strategic 

distribution) in NWL (2017-39) 
4. Planning permissions update  

1 - Warehousing and Logistics in Leicester and Leicestershire: Managing growth and change (April 
2021) 

The Planning Policy Team’s comments on this application (dated November 2020 and incorporating 
a January 2021 supply update), drew on the ‘Leicester and Leicestershire Strategic Distribution Study 
(2016 update)’ which was commissioned by the Leicester and Leicestershire authorities and provides 
an assessment of the amount of additional land for strategic distribution for the period 2011 to 
2031/2036.  

A new study of the strategic distribution sector in Leicester and Leicestershire entitled ‘Warehousing 
and Logistics in Leicester and Leicestershire: Managing growth and change (April 2021)’ was 
published in May 2021 [ https://www.nwleics.gov.uk/pages/strategic_distribution_study ]. This 
study was also commissioned by the Leicester & Leicestershire authorities to provide an up-to-date 
assessment of the future need for additional land/floorspace for strategic-scale distribution in the 
county for the period April 2020 to April 2041.  The council’s Local Plan Committee noted the 
findings of the study at its meeting on 7 July 2021.  

The latest study finds that there is an overall need for some 2,571,000 sqm of additional floorspace 
in the county between 2020 and 2041. This figure as expressed as a ‘recommended figure for the 
Leicester and Leicestershire authorities to plan for’.  Once supply from land with planning permission 
and allocated land is factored in (at 1st April 2020), there is a residual need for 392,000 sqm (112 ha) 
at non-rail served sites (like the application site) and 768,000 sqm (307 ha) at rail served sites 

In a similar approach to the previous study, the latest study identifies 6 Areas of Opportunity in the 
county where future strategic warehousing could be located. Four of these areas are in or partially 
within NWL. The application site falls within Area 3 which covers the broad area between Ratcliffe-
on-Soar and Castle Donington/border with Derbyshire, broadly following the A50, M1 and the 
Midland Main Line. Area 3 is one of three areas identified as having potential for both road and rail 
connected sites. Unlike for the previous study there is no hierarchy between the Areas of 
Opportunity; all are of equal merit.   

https://www.nwleics.gov.uk/pages/strategic_distribution_study


The latest study is recently completed and is a more up to date assessment of future requirements 
than the 2016 study.  It also covers a different time period, looking further into the future than the 
2016 study. Matters are at an early stage and the report has yet to be subject to 3rd party scrutiny, 
and has not been tested at Examination. 

The Planning Policy Team comments (November 2020/January 2021) reported that the residual land 
requirement to 2031 identified in the 2016 study has already been met from land in NWL alone:  

“This shows that the level of provision in NWL alone exceeds the requirements to 2031 
before account is taken of the supply in the other districts/boroughs. Growth of the sector 
has surpassed what was forecast at the point the Study was undertaken and could be taken 
as an indicator of the strength of the market. Importantly, the Study signals that the need 
figures should be viewed as minimum requirements and should not be treated as a cap on 
provision.” 

The latest study affirms that there is a continuing need for additional strategic distribution 
land/floorspace in Leicester and Leicestershire to 2041. The latest study does not decide how much 
of this need should be met in NWL or at which sites. Whilst it is not unreasonable to expect that 
there will be some additional provision in NWL, it will be a matter for joint-working with the 
Leicester and Leicestershire authorities to agree how the need should be distributed across the 
county and then for the Local Plan Review to determine how any requirement is met in NWL as part 
of a plan-led system approach.  

The latest study confirms that there is a continuing need for additional strategic distribution 
floorspace in the county and in this respect it lends support to the application. Indeed, if this 
application is granted consent it will count towards the residual need figure for Leicester and 
Leicestershire identified in this latest study. At this stage, however, the need the study identifies is 
not specific to NWL or, indeed, to the application site. The study, of itself, does not indicate that 
permission should be granted on this specific site in order for needs to be met.  

2 – Employment land supply position at April 2021  

The Planning Policy Team’s comments (November 2020/January 2021) refer to the Housing & 
Economic Development Needs Assessment 2017 (HEDNA). This study is part of the evidence base for 
the adopted Local Plan and it quantifies the need for additional land for offices, industry and non-
strategic distribution for the period 2011-31. This study continues to be the foundation for the 
adopted Local Plan and is the principal evidence used to monitor employment land supply.  

The previous comments referred to the employment land position at April 2020. The table below 
updates the employment land supply position to April 2021.  

 

    offices industry 
Small 
B8 TOTAL     

  
Requirements 2011-2031 (not including strategic 
B8) 44.7 3.3 16.8 64.8     

  Completions 2011-2021 9.7 5.5 9.9 25.0     
  Under construction at 31st March 2021 0.4 13.5 0.0 13.9     
  Allocated 5.3 5.3 5.3 15.9     
          0.0     
  With permission at 31st March 2021 8.9 13.4 15.4 37.8     



  Residual requirement up to 2031 20.4 -34.4 -13.8 -27.8     
  Allowance for potential loss of employment land       10.0     
  Residual requirement up to 2031 20.4 -34.4 -13.8 -17.8     

 

Based on the above, there is an over-provision of land for both industry and small scale B8 and an 
under-provision of land for offices. Taken collectively, and when an allowance for the potential loss 
of existing employment sites to other uses is factored in, the total minimum requirement is 
exceeded by some 17.8Ha.  

The application documents indicate that the site could include up to 20% industrial uses which 
equates to 18,500sqm. On a pro-rata basis this would occupy an estimated 4.1Ha of the developable 
site area. If permitted this would result in an overall surplus of 21.9Ha (equating to 29%) over the 
minimum requirement set out in the HEDNA.  

3 - North West Leicestershire: The Need for Employment Land (November 2020) 

Since the Planning Policy Team’s comments were prepared, the ‘North West Leicestershire: The 
Need for Employment Land (November 2020)’ study which prepared by the firm Stantec has been 
published (‘the Stantec study’).  The Stantec study provides an assessment of the future need for 
office, industrial and non-strategic distribution land/floorspace in NWL for the period to 2017 to 
2039.  The study has been prepared as evidence for the Local Plan Review.  
https://www.nwleics.gov.uk/pages/local_plan_review_evidence_base  

The Stantec study finds that there is a need for at least 187,000sqm (47ha) of land for 
industrial/non-strategic distribution for the period 2017-39.  Once supply from planning permissions 
and land allocations is factored in, the residual requirement at 1 April 2021 is at least a further 
66,500sqm of floorspace. [The floorspace requirement is the principal requirement.  Additional 
floorspace will be needed even though the remaining land (Ha) requirement is shown to be 
negative].  

Employment land supply position at 31 March 2021 compared with 2017-39 needs  

  Offices Industrial/non-strategic 
warehousing 

  Sqm 
 

Ha Sqm Ha 

A Requirement (2017 – 39) 57,000 9.00 187,000 47.00 
B Completions 2017 - 2021 13,371 6.45 29,099 6.80 
C Losses 2017-2021 587 0.12 26,109 7.29 
D Net completions (B-C) 12,784 6.33 2,990 -0.49 
E Permissions at 31st March 2021 27,081 9.32 115,617 42.36 
F Permitted losses at 31st March 2021 1,935 0.19 2,379 0.66 
G Net permissions (E-F) 25,146 9.13 113,238 41.70 
H Allocation (Money Hill) 31,980 5.33 42,640 10.66 
 Residual requirement/surplus  

[A-(D+G+H)] 
-12,910 -11.79 66,512 -4.87 

 

This study has been prepared for the Local Plan Review.  Matters are at an early stage and the report 
has not been subject to 3rd party scrutiny through consultation and subsequent Examination. It does 
confirm that there is a continuing need for additional industrial floorspace in the district of the type 

https://www.nwleics.gov.uk/pages/local_plan_review_evidence_base


that this application could provide.  It does not, of itself, indicate that permission should be granted 
on this specific site in order for needs to be met. That is a matter for the Local Plan Review.  

If the current application is permitted, the site could deliver up to 18,500sqm of industrial 
floorspace.  In terms of the Stantec study findings, this would reduce the residual requirement to 
some 48,012sqm.  

4 - Planning Permissions Update 

Former Lounge Disposal Point (19/00652/FULM) 

This site was granted planning permission on 13 May 2021. For clarity, the land supply from this site 
is already included in the figures used in the Planning Policy Team comments by virtue of an extant 
planning permission dating from 2012. 

Stephenson Way, Coalville (20/00330/FULM) 

In December 2020, Planning Committee resolved to grant permission for offices, industry and non-
strategic distribution on land at Stephenson Way, Coalville (20/00330/FULM) subject to the 
completion of a s106 agreement.  Assuming the agreement is signed, this would add 
3.31ha/6,522sqm to the supply of general employment land (excluding strategic distribution).  

Land at Netherfield Lane, Sawley (20/00316/OUTM) 

On 2 June 2021, Planning Committee resolved to grant planning permission for storage and 
distribution and ancillary offices at Netherfield Lane subject to the completion of a s106 agreement. 
Assuming the agreement is signed this would add 9.13Ha/32,051sqm to the supply of general 
employment land (excluding strategic distribution) and 8.21ha/33,675sqm of strategic distribution.  

The combined effect on the employment land supply of the application site, Stephenson Way and 
Netherfield Lane proposals gaining consent is as follows: 

General Employment Land Requirements  
HEDNA Overall surplus of 34.34Ha (equating to 46%) over the 

minimum requirement 
Stantec Reduction in the residual requirement for industrial/non-

strategic distribution to approximately 11,650sqm (assuming 
a proportion of offices at Stephenson Way) 

Strategic B8 Requirements  
Strategic Distribution Study 
(2017) 

A further 24.11Ha of land for strategic distribution would be 
added to the supply.  The provision NWL alone has made 
would exceed the Strategic Distribution Study 2011-31 
requirements, which are for the county, by some 85Ha.  
 

 

However, these requirements in the HEDNA, the Strategic Distribution Study (2017) and the Stantec 
study are all expressed as minimum figures and are not a limit which cannot be exceeded.  

The application proposals and the Netherfield Lane proposals would serve broadly similar markets 
albeit that the range of unit sizes and specified uses are different. Based on the illustrative proposals 
submitted with each application, the provision would be as follows: 



• J1 A50. 92,500sqm of strategic B8 and industrial floorspace, the latter comprising a 
maximum of 20% of the total floorspace (i.e. 18,500sqm). A mix of unit sizes of between 
9,000-15,000sqm 

• Netherfield Lane. 78,967sqm of strategic and non-strategic B8 floorspace. Units 
approximately 7,200 – 12,450sqm in size.  

The reports on these two applications prepared for the council by G L Hearn revealed:  

• There is no current direct supply of units in the district (i.e. units which are immediately 
available for occupation) of the size range 10-20,000sqm which is the stated target market 
for the J1 A50 application.   

• with respect to industrial units (which this application would supply) the supply of 
immediately available units is described as ‘very limited’ although there is a good pipeline 
supply of sites with planning permission (indirect supply) of some 5.5 years . [the Netherfield 
Lane proposal does not include industrial uses so does not alter this position].  

• GLH’s analysis of the supply of units in the 7,400 – 12,500sqm – which is the stated target 
market for the Netherfield Lane application - found no direct supply and 2.2 years of indirect 
supply (sites with planning permission) focused in Coalville and one potential design & build 
unit at EMDC . 

For Netherfield Lane the gap in provision was found to equate to ‘an immediate demand’ under the 
terms of Policy Ec2(2).   

Whilst Netherfield Lane will contribute to the ‘immediate demand’ for mid-sized units1, it is not 
possible to be definitive about how much additional provision is needed for this immediate demand 
to be satisfied. If the J1A50 units were built speculatively, as the applicants propose, this would bring 
an immediate boost to the supply of available units for immediate occupation which is currently nil.  
Requiring the units to be built speculatively is, however, beyond the direct control of the planning 
system. 

The planning policy comments submitted previously dealt with the situation where both the 
Netherfield Lane and J1A50 applications were approved: 

“Granting both applications would add considerably to the supply of mid-size units with the 
effect that the two sites would be in competition with each other for occupiers. As a result, 
they may take longer to become fully occupied, although this is an observation rather than a 
planning consideration.  

Further, a strict reading of the policy would mean that the granting of consent for one 
proposal would not necessarily remove the need/demand justification for the second. Policy 
Ec2(2) reads; 

‘Where evidence indicates an immediate need or demand…that cannot be met from 
land allocated in the plan’.  (my emphasis) 

Granting consent on one of these candidate sites would not change the alternative sites test 
for the other; the alternative sites to consider would still be those listed in Ec2 and, for 
completeness, Ec1.” 

 

                                                           
1 of the approximate range 9,000 – 20,000sqm 
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