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1.0 INTRODUCTION 

 

 

1.1 Savills were appointed by the Oadby & Wigston Borough Council following an invitation 

to tender to produce a Retail Capacity Assessment which will form part of the new Local 

Development Framework (LDF).   

 

1.2 The purpose of this study is to help inform the LDF in order to form a robust and credible 

evidence base to inform decisions about retail policy and site allocations within future 

Development Plan Documents.  In addition it should also examine the future retail need 

and capacity within the Borough by assessing the potential of town centres to 

accommodate any identified need.  The aim is to assume a reasonable distribution of 

retail development through allocation and policies and to provide a basis against which 

planning applications can be assessed.   

 

1.3 This study has been produced in the context of National policy, Regional Spatial Strategy 

8 (RSS8) and the Oadby & Wigston Local Plan 1999.    

 

 

Scope of the Study 

 

1.4 The scope of the study is as follows 

 

• Provide a retail strategy for the whole of the Borough; 

• Form the evidence base for the retail element of the Core Strategy,  Allocations DPD, 

Town Centre Masterplan AAPs and relevant SPD; 

• Assist development control decision making; 

• Provide baseline information for the Economic Development Service; and 

• Guide future retail development across the Borough. 

 

1.5 The main outputs include:  

 

• A review of the Borough’s retail hierarchy in the context of central, south and east 

Leicestershire and an assessment of the scale of the retail market for convenience 

and comparison goods;  

•  A quantitative and qualitative assessment of the need for additional retail 

development up to 2026;  
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• An assessment of the potential for incorporating additional retail development and 

complimentary uses to retail within the town and neighbourhood centres;  

•  Consultation with key stakeholders, particularly to assess the level of retail 

development required to facilitate regeneration;  

• Policy recommendations for the Core Strategy and Town Centre Area Action Plans;  

• Recommendations for further policy and actions to help support, and attract small 

speciality shops;  

• Establish the optimum size of a local and neighbourhood centre and the minimum 

facilities that each should contain; and  

• Provide mechanisms for assessing retail proposals and monitoring their impact.  

 

1.6 In order to address the requirements of the brief, our methodology incorporates a 

comprehensive up to date review of retailing needs in the Borough.  We have drawn on a 

specially commissioned Household Survey to provide an up to date indication of 

shopping patterns.  

 

 

Structure of the Study  

 

1.7 Section 2 of the study reviews the national, regional and local planning policy.   

 

1.8 Section 3 provides a review of retail trends which are likely to have an impact on retail 

provision in the Borough over the study period.  

 

1.9 Section 4 of the study includes a qualitative review of the existing shopping provision 

including health checks of the main centres.  

 

1.10 Section 5 provides a quantitative assessment of the need for additional floorspace in the 

Borough.   
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2.0 EXISTING PLANNING POLICY FRAMEWORK 

 

 

2.1 This section summarises the current retail planning policy framework in respect of 

national, regional and Development Plan policy which is applicable to the Borough.   

 

National Planning Policy  

 

 Planning Policy Statement 1 “Delivering Sustainable Development”  

 

2.2 The Government is continuing to take forward a major programme of reform to the 

planning system to support its drive to create sustainable communities, promote 

sustainable development and achieve a better balance of housing supply and demand.  

 

2.3 The Planning and Compulsory Purchase Act received Royal Assent on 13th May 2004. 

The Act sets a statutory objective for development plans to contribute to the achievement 

of sustainable development, placing sustainability objectives at the heart of the planning 

system.  

 

2.4 Planning Policy Statement (PPS) 1; Delivering Sustainable Development, issued in 

February 2005, sets out the overarching planning policies on the delivery of sustainable 

development through the planning system. The guidance confirms that sustainable 

development is the core principle underpinning planning, clarifying that the concept is a 

simple idea of ensuring a better quality of life for everyone now and for future 

generations.  

 

2.5 The Government makes clear that planning should facilitate and promote sustainable and 

inclusive patterns of urban and rural development through a number of initiatives, 

including the need to ensure that new developments provide good access to jobs and key 

services for all members of the community. In promoting sustainable development, the 

Government reaffirms through the guidance that, amongst other things, the planning 

system needs to:  

 

• Recognise that economic development can deliver environmental and social benefits;  

• Make suitable land available for development in line with economic, social and 

environmental objectives - ensuring that suitable locations are available for industrial, 
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commercial, retail, public sector, tourism and leisure development, so that the 

economy can prosper;  

• Promote urban and rural regeneration to improve the well being of communities, 

improve facilities, promote high quality and safe development and create new 

opportunities for the people living in those communities. Promote mixed use 

developments for locations that allow the creation of linkages between different uses 

and can thereby create more vibrant places;  

• Provide improved access for all jobs, health, education, shops, leisure and 

community facilities, open space, sport and recreation, by ensuring that new 

development is located where everyone can access services or facilities on foot, 

bicycle or public transport rather than having to rely on access by car, while 

recognising that this may be more difficult in rural areas;  

• Promote the more efficient use of land through higher density, mixed use 

development and the use of suitably located previously developed land and 

buildings. Bring vacant and underused previously developed land and buildings back 

into beneficial use to achieve the targets the Government has set for development on 

previously developed land.  

 

2.6 PPS1 elevates the importance of design in the achievement of sustainable development. 

The document emphasises that good design ensures attractive, usable, durable and 

adaptable places and is a key element in achieving sustainable development, adding that 

‘good design is indivisible from good planning’. PPS1 highlights that good design goes 

beyond aesthetic considerations and must also address connections, integration and 

linkages, and ensure safe, successful and inclusive settlements while offering a full range 

of opportunities and facilities to society.  

 

2.7 PPS1 highlights the importance of community involvement to planning and the 

achievement of sustainable development. One of the principles of sustainable 

development is to involve the community in developing the vision for its area through the 

concept of ‘front loading’, i.e. seeking early consensus. The Planning and Compulsory 

Purchase Act 2004 requires regional planning bodies and local planning authorities to 

prepare a Statement of Community Involvement, in which they set out their policy on 

involving their community in preparing regional spatial strategies, local development 

documents and on consulting on planning applications.  

 

2.8 PPS1 widens the remit of local authorities who now have responsibility for reporting, on 

an annual basis, the extent to which policies set out in LDFs are being achieved. Under 
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the new planning system the ability to produce various local development documents, as 

opposed to one local plan document, allows authorities to respond quickly to new issues 

and changing priorities for sustainable development in their area. A Good Practice Guide 

sets out how the new local plan system should be monitored.  

 

 

 Planning Policy Statement 6 “Planning for Town Centres” (PPS6) 

 

2.9 PPS6 sets out the Government’s broad policy objectives and proposed planning polices 

relevant to planning for town centres.  The final version was published in March 2005.   

To a large extent, PPS6 represents a clarification of existing retail policy rather than a 

radical change.    

 

2.10 The key messages of PPS6 are: 

• A re-emphasis of the ‘town centres first’ objective; 

• The need for a plan led approach at both regional and local levels; 

• The need for local planning authorities to plan for growth and growing town centres; 

• The need to tackle social exclusion by ensuring access for all to a wide range of 

everyday goods and services; and 

• The need to promote more sustainable patterns of development with less reliance on 

the car. 

 

2.11 Paragraph 1.65 sets out that local planning authorities should plan positively for the 

growth of, and development in, existing centres through: 

• Focusing development in, and securing the expansion of, existing centres as 

appropriate, and identifying appropriate sites in their development plan documents;  

• Promotion of town centre management, creating partnerships to develop, improve 

and maintain the town centre, and 

• Regular review of the impact and effectiveness of their policies. 

 

2.12 Paragraph 1.7 reiterates the guidance in PPG6 that it is not the role of the planning 

system to restrict competition, preserve existing commercial interests or to prevent 

innovation.  The guidance relates to a wide range of town centre uses, not just retail. 

 

2.13 In the context of development control, local planning authorities require applicants to 

demonstrate: 
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• The need for development; 

• That the development is of an appropriate scale; 

• That there are no more central sites for the development; 

• That there are no unacceptable impacts on existing centres; 

• That locations are accessible.  

 

2.14 Paragraph 3.5 sets out that as a general rule, the development should satisfy all these 

considerations.  However, there may be exceptions, where the overall weight of evidence 

justifies favourable treatment even if the development performs poorly against one or 

more of the considerations.  In making their decision, local planning authorities should 

also consider relevant local issues and other material considerations. 

 

2.15 In assessing the need and capacity for retail development local planning authorities 

should place greater weight on quantitative considerations, although full account should 

be taken of both quantitative and qualitative considerations.  The quantitative assessment 

should relate to the class of goods proposed.  Business based assessments will not be 

appropriate.   

 

2.16 Paragraph 3.14 states that the sequential approach to site selection should be applied to 

all development proposals for sites that are not in an existing centre nor allocated in an 

up to date development plan document. 

 

2.17 In applying the sequential approach paragraph 3.15 requires developers and operators to 

demonstrate that they have been flexible about their proposed business model in terms 

of scale, format, car parking and scope for disaggregation.  However, it also requires 

LPAs to be realistic and to take account of any genuine difficulties which the applicant 

can demonstrate are likely to occur in operating their business from a sequentially 

preferable site.  The advice is therefore advocating a balanced approach, seeking to 

direct retail development towards town centre where possible but taking account of the 

constraints imposed by operator requirements.   

 

 Draft PPS6 – July 2008 

 

2.18 A consultation document was published in July 2007 setting out draft amendments to 

PPS6, entitled Proposed Changes to Planning Policy Statement 6: Planning for Town 
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Centres, Consultation.  The consultation document seeks to refine the existing policy 

approach to planning  for town centres rather than making significant policy changes.  

 

2.19 There are no proposed changes to the requirement for planning authorities to assess the 

need for new “town centre” development or to take account of scale, impact and 

accessibility considerations or the sequential approach in selecting sites for development 

in development plans.  The main changes relate to how planning applications should be 

considered and tested, with the proposed removal of the requirement for an applicant to 

demonstrate need for a proposal located in an edge of centre or out of centre location, 

and a new impact assessment framework to replace the existing impact assessment.   

 

2.20 If the proposed changes are carried forward the 5 tests as described in paragraph 3.4 of 

the current PPS6 to be applied in considering planning applications would no longer 

apply (with the paragraph being deleted) and would be replaced by two single tests: 

 

• That there are no more central sites which can accommodate the proposed 

development; and  

• That there are no unacceptable impacts arising from the proposed development, 

including on existing centres (proposed new paragraph 3.3) 

 

2.21 Under the proposals the considerations of Scale and Accessibility that are separately 

listed under paragraph 3.4 of PPS6 would still remain relevant but would fall to be 

considered under the new impact assessment framework. 

 

2.22 The sequential approach remains relatively unchanged from that detailed within the 

existing guidance.  The impact assessment framework is obviously new and details five 

“key town centre impact” considerations and then lists a further seven “other wider 

impact” considerations.  

 

2.23 The key town centre impact considerations are listed as: 

 

• How the proposal relates to the development plan for the area; 

• The impact on existing, committed and planned public and/or private investment; 

• Whether a proposal which is in or on the edge of a town centre is of an appropriate 

scale in relation to the size and role of the centre and its catchment; 

• Whether there will be an impact on in centre trade/turnover taking account of current 

and future expenditure capacity in the catchment area; and 
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• the extent to which the proposal will promote or undermine town centre vitality and 

viability, including local consumer choice and retail diversity. (new para. 3.19e) 

 

2.24 The consultation document goes on to state that where there is clear evidence that a 

proposal is likely to have a significant adverse impact on the town centre, taking into 

account the above considerations, this will normally justify the refusal of planning 

permission. 

 

Planning White Paper May 2007 
 

2.25 The Planning White Paper, sets out the Government’s proposals for legislative change 

within the planning system. In terms of retailing, the main change identified by the White 

Paper relate to the current requirements of demonstration of need.  The White Paper 

recognise that there are issues around the practical effect of the current policy 

requirement on applicants to demonstrate the need for proposals outside town centres, 

where these are not supported by an up-to-date development plan.  It recognises the 

‘need test’ in some respects as being a blunt instrument that can have the unintended 

effect of restricting competition and limiting consumer choice. 

 

2.26 The White Paper recommends the introduction of new planning rules to enable Councils 

to better prioritise town centres over out-of-town shopping and block developments that 

threaten the survival of high streets and small shops.  The new test will still require 

Councils to thoroughly assess any proposal for shopping developments outside of the 

town centre.    

 

2.27 The White Paper therefore proposes to review the current approach in PPS6 to 

assessing the impact of proposals outside town centres.  It recommends consulting on 

proposals to replace the need and impact tests with a new test, which has a strong focus 

on our town centre first policy, and which promotes competition and improves consumer 

choice, avoiding the unintended effects of the current need test. 

 

Regional Planning Policy  

 

2.28 The Regional Spatial Strategy (RSS) for the region is RSS8 for the East Midlands.   
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Regional Spatial Strategy 8 - Adopted 2005 

 
2.29 The Regional Spatial Strategy for the region provides a broad development strategy for 

the East Midlands up to 2021.  It also represents the spatial element of the East Midlands 

Integrated Regional Strategy (IRS).   

 

2.30 Following the enactment of the Planning & Compulsory Purchase Act 2004 Regional 

Planning Guidance (RPG) became part of the statutory development plan and has been 

re-named as a Regional Spatial Strategy (RSS). RPG8 therefore becomes RSS8 and this 

replaces the  RPG8 published in January 2002.  Following the provisions of the new Act 

all statutory planning documents must now be in general conformity with its policies.  

 

2.31 Policy 17 titled “Sustaining the Role of Centres” stated: 

Development plans should sustain and enhance the role of city, town, district and local  

centres.  Mixed-use developments and new retail and leisure floorspace, including 

extensions, of regional or sub-regional importance, should, where a demonstrable need 

exists, be  located in city or town centres as a first preference and have regard to policies 

1 and 2 and PPG6.  Locations on the edge of city or town centres will be the second 

preference where the vitality and viability of other nearby centres is not undermined. 

 

Draft Regional Spatial Strategy Date September 2006 
 

2.32 RSS8 is currently under review as part of the Planning & Compulsory Purchase Act 2004.  

This review, covering the period up to 2026 and was launched in 2005. The review has 

been through EiP and is expected to be published in its final form in 2008.  This Draft 

Regional Plan (RSS8) provides a broad development strategy for the East Midlands up to 

2026.  It also represents the spatial element of the East Midlands Integrated Regional 

Strategy (IRS).  It is divided into 2 parts with part 1 covering the regional strategies and 

part 2 covering the sub-regional strategies.   

 

2.33 The RSS clearly states that the East Midlands region has no clear retail hierarchy which 

could be used as a basis for regional policy.  Instead it identifies a sub-area approach to 

develop more localised strategies.  

 

2.34 The draft RSS also states:  
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• there is no identified need for additional regional scale out-of-town retail floorspace 

within the Region; 

• a number of existing centres require public sector support to encourage the required 

private sector investment. Emphasis should be placed on design led initiatives and 

town centre strategies to achieve this; and 

• quantitative forecasts should be supplemented by a wider assessment of each 

centre’s role as a focus for employment, leisure and recreation.  However, there is a 

clear need for consistent monitoring of retail floorspace. 

 

2.35 Non-of the centres within the Borough are identified by the study due to their low order.  

Leicester city centre is identified as falling within the “Three Cities Sub-area” together 

with Nottingham and Derby.  These centres are nationally ranked shopping centres and 

as a result are encouraged to develop.  Although there is no reference to smaller centres, 

the RSS does state that there is also potential for complementary growth in the 

surrounding sub-regional centres to retain a higher proportion of local income and reduce 

pressure on strategic transport infrastructure.   

 

2.36 Policy 21 titled “Regional Priorities for Town Centres and Retail Development” states:  

 

Local Authorities, emda and Sub-Regional Strategic Partnerships should work together 

on a Sub-area basis to promote the vitality and viability of existing town centres, including 

those in rural towns.  Where town centres are under performing, action should be taken 

to promote investment through design led initiatives and the development and 

implementation of town centre strategies. Local Planning Authorities should: 

 

• bring forward retail and leisure development opportunities within town centres based 

on 

• identified need;  

• prevent the development or expansion of additional regional scale out-of-town retail 

and 

• leisure floorspace; and 

• monitor changes in retail floorspace on a regular basis. 

 

2.37 Following the EiP, the Panel’s report recognises some shortcomings of this policy and 

suggest the following additional wording to be added to the supporting text:  
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“The focus for major growth is to be on maintaining the roles of the existing principal 

urban areas which function as the main retail and service centres and are already well 

served by transport and other infrastructure.  There are also opportunities for some sub 

regional centres and rural market towns to consolidate and develop their role in their sub-

areas.  Below this level, some local  centres and rural towns will also need positive action 

to ensure they continue to serve the needs of local communities”. 

Three Cities SRS Policy 1 Definition of Principal Urban Areas 

 

2.38 For the purposes of Local Development Framework preparation, the Principal Urban 

Areas comprise the built-up parts of the following settlements: 

Leicester Principal Urban Area 

• City of Leicester 

• Oadby 

• Wigston 

• South Wigston 

• Birstall 

• Thurmaston 

• Scraptoft 

• Thurnby and Bushby 

• Glen Parva 

• Braunstone 

• Leicester Forest East 

• Kirby Muxloe 

• Glenfield  

 

2.39 Para 6.10 of the RSS identifies the three main centres of Leicester, Nottingham and 

Derby as being sub-regional centres that serve a wide catchment.   Whilst it recognises 

the need to promote the centres to ensure their vitality and viability, it also recognises 

that some smaller town centres are suffering decline, and in these cases Regional Plan 

Policy 21 encourages the use of design led initiatives and the development of town 

centre strategies.  

 

Oadby and Wigston Local Plan – Adopted 1999 
 

2.40 The current Local Plan was adopted in 1999 and covers the period until 2006.  Under the 

Planning and Compulsory Purchase Act 2004, unless expressly replaced by a ‘new’ 

policy, ‘old’ policies (adopted local plan and structure plan policies) are saved for 3 years 
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from either adoption of the local plan or the date of commencement of Section 38 of the 

Planning & Compulsory Purchase Act 2004 on 28 September 2004 whichever is later.  In 

this case, the polices were saved for a period of 3 years from September 2004.   

2.41 The government has now adopted a protocol that enables policies to be saved beyond 

the original 3 year period that expired on 27th September 2007.  On the 21st September 

2007 the Secretary of State agreed that some policies in the Oadby & Wigston Local 

Plan, be saved until such a time as they are replaced by policy guidance in the Local 

Development Framework. 

 

2.42 The adopted Local Plan identified the key retailing in the Borough as being the:  

 

• two main town centres of Wigston and Oadby; 

• South Wigston town centre; and  

• a number of neighbourhood shopping parades. 

 

2.43 The local plan recognises that these facilities provide the bulk of the convenience 

shopping requirements of residents and for some of their durable goods needs.  

However, it is also accepted that there is a large amount of outflow with many residents 

choosing to shop regularly in Leicester city centre.  The local plan states that in order to 

ensure their survival and that they continue to provide a local shopping choice, the town 

centres must be sustained and enhanced.  

 

2.44 In order to improve the attractiveness of the town centres, the local plan identifies a 

number of town centre improvement schemes. These include the the possible 

pedestrinisation of Bell Street, Wigston and of The Parade in Oadby town centres.  Whilst 

Bell Street has been partly pedestrianised, the Parade in Oadby town centre remains 

open to vehicular traffic.    

 

Central Leicestershire Retail Study 2003 
 

2.45 In 2003 CgMs Consulting  undertook an assessment of retail facilities within Central 

Leicestershire.  The study was effectively an update of the Chesterton’s Study 

undertaken in 1993 which led the publication of the Central Leicestershire Retail Strategy 

in 1997.   

 

2.46 The study concludes that Oadby & Wigston both provide good local services.  Wigston in 

particular is identified as having successfully maintained a high level of multiple retailers.  
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The study also notes that there is evidence that both centres have been effected by the 

development of Fosse Park and that their relative growth might have been disturbed.  In 

addition to these, South Wigston has similarly been effected by the development of 

Fosse Park.   

 

2.47 In terms of the regional hierarchy, the study identified Oadby and Wigston as being 

district town centres second to Leicester as a regional centre.  South Wigston was 

identified as being a district shopping centre.   

 

2.48 The broad conclusions of the study were as follows:  

 

• There is unlikely to be capacity for further convenience floorspace to the period 2011 

within the South East Quadrant in which Oadby & Wigston Borough falls.   

• There is no apparent supportable capacity in the study area as a whole.   

• The study advises that the centres within the Borough should be reclassified with 

Oadby and Wigston as minor town centres and South Wigston as a minor district 

centre.   

 

Local Development Framework  

 

2.49 Following the new publishing of the Planning and Compulsory Purchase Act 2004, LPA’s  

are now required to produce a Local Development Framework that will replace the 

current Local Plan.  The LDF will contain a portfolio of documents which will be used to 

deliver the spatial planning strategy for the Borough to 2021. 

 

2.50 The core local development documents (LDDs) that will shape spatial planning in the 

Borough are the Core Strategy, Site Allocations Documents and Area Action Plans.  

Although the Core Strategy and Area Action Plans have progressed to an advanced 

stage, work has halted on progression of the documents to gather further evidence, 

particularly in light of the Penbury extension proposal.  As a consequence, the timetable 

for the production of the DPDs will be affected resulting in a delay to all documents.  

 

Town Centre Area Action Plans (TCAAPs) 

 

2.51 TCAAPs are currently being undertaken for the Oadby, Wigston and South Wigston 

centres. These documents will set out planning frameworks for the future of the centres, 

including strategies for transport, public realm and design as well as detailed 
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development guidance on a number of key sites which will inform future decisions on 

development proposals and planning applications. The TCAAP will progress through a 

number of stages.  The earliest of these is a baseline review.  From this the documents 

will progress through issues and options towards the preferred options and then leading 

to the submission document.  It is important to note that the Oadby and Wigston TCAAPs 

will be adopted as DPDs, whereas in South Wigston, the Town Centre Masterplan will 

feed into the Allocations DPD rather than being a standalone document.   

 

Oadby & Wigston Town Centres Area Action Plans - Baseline Reports June 
2007 

 

2.52 Baseline reports have been undertaken for Oadby and Wigston town centres to provide 

an in depth evidence base upon which to move forward the TCAAPs and if necessary 

support them through the Examination in Public (EiP).  As part of this process a number 

of opportunity sites were identified.  These sites are identified in Figures 2.1 and 2.2 for 

each of the main centres.  Following their identification, the sites were taken through 

various rounds of public consultation including on the Issues and Options consultation 

and eventually leading to the Preferred Options documents which were published in June 

2007 and May 2008.  These documents are discussed in more detail below.   
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Figure 2.1 - Wigston Town Centre  
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Figure 2.2 - Oadby Town Centre  

 
 

 

South Wigston Regeneration Masterplan  - May 2008 

 

2.53 A similar process of baseline review and identifying issues and options has been 

undertaken for  South Wigston town centre.  The opportunity sites identified as shown in 

Figure 2.3 below.   
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Figure 2.3 - South Wigston  

 

   
 

 

Wigston Town Centre Area Action Plan - Preferred Options  

 

2.54 Following the baseline reviews, and issues and options consultation Preferred Options 

Reports were produced for Oadby & Wigston town centres.  The reports set out the 

preferred options and the future approach and planning policy direction for Oadby and & 

Wigston town centres.  They also outline a masterplan for the development of the core of 

the town centres, assisting in their regeneration, setting out possible deliverable site 
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layouts and commercial information to assist in their achievement.  In addition to this the 

documents also offered design and impact, as well as transport and delivery information.  

  

 

2.55 The sites identified by the Baseline Reports were assessed through the public 

consultation exercises (Issues and Options), which resulted in the fine tuning of potential 

development sites.  For Wigston, this resulted in the identification of a number of 

preferred options sites identified by Figures 2.4 and 2.5 below .   

  

Figure 2.4 Wigston TCAAP Preferred Options – Character Areas & Opportunity Sites 

Maps 
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Figure 2.5 Wigston TCAAP Preferred Options – Planning Policy Map 
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2.56 Figure 2.6 identifies the masterplan for Wigston Town Centre.  The focus of development 

comprises the redevelopment of Junction Road; Library / Frederick Street / Bell Street 

Area; and Paddock Street.  Each is discussed in more detail below.   
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Figure 2.6 – Wigston Masterplan  

 
 

    Junction Road  

 

2.57 Situated immediately to the rear of the main high street shops on Leicester Road, the 

Junction Road redevelopment seeks to achieve a new retail street linking Leicester Road 

to Frederick Street via Junction Road.  The option seeks to introduce a series of double 

height large footprint units allowing the introduction of mezzanines.  The Frederick Street 
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frontage will also be double height allowing office accommodation above retail at ground 

floor level.   

 

2.58 The key potential benefits of the scheme in the masterplan are described as being:  

 

• Development of a high quality gateway site, providing a significant level of new retail 

space;  

• It reinforces the retail offer on Leicester Road, a street previously dominated by 

independent shops;  

• It provides a new defined centre for Wigston (at the current location of Junction 

Road) and a focus for pedestrian flows.  The retail is focused around a semi-circular 

public space that could also serve as an open event space.  Stakeholders have 

highlighted the lack of quality public space in Wigston and the absence of a location 

for outdoor events;  

• Provides opportunity for new development that can deliver modern retail floorplates 

at street level, with scope for upper floor use of offices, restaurant or residential 

accommodation; and  

• Significant car parking is provided. Local businesses highlighted the retention and 

improvement of parking facilities as a priority 

 

The Library area  

 

2.59 Situated to the east of Frederick Street between Spring Lane and Bull Head Street, the 

library area redevelopment seeks to deliver a new library square and retail and leisure 

floorspace.  There will be a series of retail units on the southern edge and an overall 

improvement of the pedestrian circuit through the provision of a new pedestrian street 

linking onto Bell Street.  The key benefits of the scheme in the masterplan are described 

as being:  

 

• providing an arcade of smaller shops, which could be potentially targeted at local 

independents, helping Wigston to maintain a distinctive retail offer;  

• providing additional high quality retail space at the eastern end of the main 

pedestrian shopping street, an area previously seen as being of low environmental 

quality, with lower value uses;  

• Improving the offer at this end of Bell Street will encourage pedestrian flow down the 

entire street;  
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• Provision of new public space is provided outside the Library; this space could also 

serve as an open event space. Stakeholders have highlighted the lack of quality 

public space in Wigston and the lack of a location for outdoor events; and  

• provides a new, high quality access between Bell Street and Frederick Street.   

 

Paddock Street  

 

2.60 Situated at the south eastern corner of Bell Street, the Paddock Street redevelopment 

area comprises of a public house, gym and car park.  The redevelopment of this site will 

form an important pedestrian link with the residents situated to the south of the town 

centre.  The preferred option includes a significant new two storey heath and leisure 

building.  The building will incorporate a series of smaller retail units creating a number of 

courtyards and enhanced pedestrian connections.  The scheme also includes a number 

of residential buildings to help improvising the visual connection with the adjacent 

residential areas. 

 

Town Centre Boundary  

 

2.61 To support the future consolidation of the town centre and to help focus retail 

development back into its core, the masterplan recommends altering the boundary to 

exclude parts of the town centre as identified on the local plan proposals maps.   

 

 

Oadby Town Centre Area Action Plan – Preferred Options Report 

November 2007 

 

2.62 The Oadby TCAAP Preferred Options Report builds upon those sites identified by the 

Baseline Report by fine tuning them through the public consultation exercises (Issues 

and Options).  This resulted in the identification of a number of preferred options 

identified in Figures 2.7 and 2.8 below.   
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Figure 2.7 – Oadby TCAAP Preferred Options – Character Areas and Opportunity Sites 

maps   
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Figure 2.8 Oadby TCAAP Preferred Options – Planning Policy Map 
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2.63 Figure 2.9 identifies the masterplan for Oadby town centre.  The areas of redevelopment 

are described as being East Street Car Park; Sandhurst Street, The Precinct and 

Chesnut Avenue; Harborough Road Gateway and The Parade. 

 

 Figure 2.9 – Oadby Town Centre Masterplan     
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East Street Car Park 

 

2.64 Situated at the important Harborough Road frontage adjacent to the Oadby Trinity 

Methodist Church, the East Street Car Park site could potentially result in the creation of 

a new community building located on the Harborough Road frontage together with new 

retail frontages on one part of South Street which will assist in improving the pedestrian 

circuit.  The proposed community use building could potentially introduce increased 

footfall in the town centre outside core retail hours.   

 

Sandhurst Street, The Precinct and Chesnut Avenue 

 

2.65 Sandhurst Street, The Precinct and Chestnut Avenue collectively form a group of sites 

with the potential to create a new focal point in heart of Oadby town centre.  The proposal 

would involve the creation of new single storey (double height) retail units providing a link 

between Sandhurst Street and the new public square via a new pedestrian street.  

Chestnut Avenue and The Parade would also be upgraded as part of the masterplan with 

new ‘full stop’ buildings, including residential accommodation above The Parade.  Car 

parking in this area will be achieved in the form of deck parking above the new retail 

units.  The key potential benefits of this scheme are described in the masterplan as 

being:  

 

• It reinforces the retail offer at the end of The Parade that contains a greater number 

of independent shops;  

• Combined, it provides a defined centre for Oadby and a focus for pedestrian flows; 

• The retail is focused around a series of new public spaces that could also serve as 

an open event space as well as a new public space at the convergence of the three 

main areas of development; 

• Provides opportunity for new development that can deliver modern retail floorplates 

at street level; and 

• Significant car parking is provided roughly equivalent to the spaces that will be lost. 

Local business highlighted the retention and improvement of parking facilities as a 

priority. 

 

Harborough Road Gateway and The Parade 

 

2.66 The masterplan proposes to provide a new commercial office and retail building to form 

‘gateway’ buildings at the entrance of the town centre.  This combined with high level of 
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public realm intervention along the length of The Parade including new gateway signage, 

furniture and lighting upgrades will assist in making the town centre more inviting.  

 

Town Centre Boundary  

 

2.67 To support the future consolidation of the town centre and to help focus retail 

development back into its core, it is recommended to alter the boundary to exclude parts 

of the town centre as identified on the local plan proposals maps.   

 

 

South Wigston Regeneration Masterplan 2008 

 

2.68 The development sites identified by the Baseline Report were assessed through the 

public consultation exercises (Issues and Options), which resulted in the fine tuning of 

potential development sites.  The masterplan focused on three strategic options for the 

future of South Wigston comprising of contraction, consolidation and major growth.  The 

masterplan concluded that the strategy for the future of South Wigston would be one to 

strengthen the retail offer by refocusing the town through consolidation.   As a result, 

South Wigston would develop a specific role providing local facilities and functions to a 

local catchment.  The Strategy for the Future of South Wigston is shown in Figure 2.10 

below.    
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Figure 2.10 Strategy for the Future of South Wigston  

 
  

2.69 Section 6 of the report sets out the town centre Masterplan.  This section interprets the 

future approach and planning policy into a scheme for the development of the Core of the 

town centre.  Figure 2.11 below identifies the key sites that have emerged.  These 

include Station Street, South Canal Street and the Premier Drums site.  Each is 

discussed in more detail below.    Unlike Oadby & Wigston town centre masterplans, due 

to its focus being one of consolidation, South Wigston masterplan focuses on improving 

the vitality and viability of South Wigston by improving sites outside the defined town 

centre boundary for other complimentary uses.   
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Figure 2.10 South Wigston Masterplan 

 
 

Station Street 

 

2.70 Situated to the east of the town centre, Station Street site is currently occupied by Arriva 

bus depot as well as a number of industrial buildings.  It has frontages onto Blaby Road, 

Station Street, the Railway line and Bennett Way.  The masterplan proposal identified for 

this site includes a mix of residential, community (health centre/community centre) and 

retail uses.  There are presently 3 options being explored for this site.  it is important to 

note that only Option 2 does not include the creation of any new retail floorspace.   

  

South Canal Street 

 

2.71 Situated to the south of the centre outside the defined town centre boundary, this site has 

an excellent location fronting onto the canal.  The preferred option is for a mix of 

residential uses, including apartments and town houses, surrounding a public space 
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linking it to the park.  The proposal would result in the creation of a residential scheme 

only.  

 

Premier Drums 

 

2.72 Situated to the east of the site outside the defined town centre boundary beyond the 

Tesco foodstore, this proposal would include the creation of approximately 34,000 sq ft of 

business floorspace on the existing Premier Drums.  The site has a prominent frontage 

onto Blaby Road and good access for pedestrians and vehicles.  

 

 

 Conclusion 

 

2.73 It is clear from the summary above that a considerable amount of work has already been 

done as part of the masterplans to assess the future strategy of each of the main town 

centre.  A key aim of our assessment it to establish the degree to which these proposals 

are realistic having regard to the assessment of the economic capacity of the area to 

accommodate additional retail floorspace.   
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3.0 RETAIL TRENDS 

 

 

3.1 This section examines and comments on the changing retail trends that have shaped and 

continue to influence retailing.  Any assessment of quality of existing provision and the 

need for additional floorspace should be written in context to the study area.  It is 

therefore relevant to consider the wider economic and social trends likely to influence 

retailing in the Borough.  These trends are likely to have a bearing on the future pattern of 

retail within the Borough, and the opportunities arising from development proposals.  This 

section examines key trends and drivers for change in the retail industry.  It draws from a 

range of published data sources.  

 

Changes in Locations  

 

3.2  The continued growth in the retail sector has made it particularly attractive to investment 

from the private sector.  In order to improve profitability, the private sector has 

increasingly focussed on improving productivity as a means to increase the return on 

their investment.  This has been achieved in a variety of ways including streamlining the 

process as well as finding innovative ways to ensure higher margins.  However, the most 

significant factor has been increased mobility of consumers which has acted as a spur to 

retailers to consider new strategies.  

 

Out of Centre Retailing  

 

3.3 Prior to the mid 1960s large scale retailing was exclusively located in town centres or 

suburban local centres.  Out of centre retailing growth was achieved primarily because of 

a fundamental change in consumer shopping.  The single most important factor behind 

this change was growth in car ownership which led to increased mobility.  This coupled 

with the willingness of consumers to travel further and their ability to carry more goods in 

a single trip resulted in the growth in out of centre retailing.  The grocery sector was the 

first to instigate the change moving to out of centre foodstores.  They were then followed 

by the comparison sector to firstly large retail warehouses on industrial estates and then 

to retail warehouse parks.  The final wave of decentralisation included both convenience 

and comparison retailing to out of centre shopping centres with ample car parking.     

 

3.4  There were a number of advantages of out of centre retailing for retailers.  These 

included:  
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• enabling retailers to develop larger store formats achieving greater economies of 

scale;  

• cheaper land values in out of centre sites than town centre locations,  

• increased car parking; and 

• improved accessibility without traffic normally associated with town centres. 

  

3.5  Retail growth during the past decade has resulted in significant retail growth until 

recently.  Whilst retail sales as a whole more than doubled, the growth in out of centre 

stores grew nearly twice as fast.  Larger format stores with lower cost in out of centre 

retail parks has allowed retailers to increase their product range and drive down prices 

because of economies of scale.  This has not just applied to grocery and bulky goods 

retailers but also to a growing number of high street retailers such as JJB Sports, 

Mothercare, Next, Boots, Gap, Borders and Carphone Warehouse which have been 

increasingly moving to out of centre locations.   

  

3.6 Due to changes in the planning system the development of new out of centre retail parks 

has been significantly restricted in more recent years.  This is mainly due to more 

restrictive retailing policies which direct retail development to town centres first in 

accordance with national policy.  Since out of centre retail sales growth has always been 

driven by physical expansion of stores, the more restrictive development control policies 

have resulted in a significant decline in new retail development in out of centre locations.  

As a consequence, many out of centre retailers are becoming more innovative in store 

design, merchandising and, in many cases, customer service to continue to improve 

profitability.    

 

3.7 PPS 6 is still strongly in favour of consolidating retail activity in town centres whenever 

possible.  This will mean that while out of centre retailing growth will slow down, further 

sales growth in town centre locations will strengthen over the next five years and space 

will grow slightly on account of major urban renewal schemes.  

 

 Decline of Small Retailers  
 

3.8 The growth in out of centre retailing has assisted the larger retailers increase their market 

share.  By using economies of scale, buying power and the ability to invest heavily in IT 

systems and logistics, they have been able to push down prices below their competitors 

making them far more attractive to consumers.  This has effectively squeezed smaller 

retailer out of the market, in particular from the grocery and DIY sector.   
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3.9 The national retail trends indicate a continuing decline in the number of shop units with 

total store numbers in the UK falling by approximately 11% over the last 10 years.  The 

growth in the grocery foodstore during the 1990s has contributed to the bulk of this 

decline affecting the smaller and more specialist food retailers in particular.  Certain 

specialists have suffered more than others with fishmongers, butchers, greengrocers and 

bakers and other specialists all having declined although greengrocers, bakers have 

been slightly more robust.  Whilst local and neighbourhood centres retain a more 

localised ‘top up’ role, many are likely to decline irrespective of new development 

proposals.  

 

Town Centre/High Street Retailing   

 

3.10 Despite the significant growth in out of centre retailing, high street retailers (including 

those in shopping centres) have continued to prosper and still account for almost 50% of 

the total money spent by consumers.  The High Street’s share of total retail spending is 

down by only a fraction on its 50.8% share of 10 years ago.  Although out of centre retail 

sales have grown significantly and online retailing is now taking a growing percentage of 

the market, it is convenience goods retailing in the local / neighbourhood centres that 

have been affected by this change.   

 

3.11 Deflation has become a major issue for retailers on the high street. During the 5 year 

period 1993 to 1998, high street retailers experienced average annual inflation selling 

prices of 2.4%.  However, over the last five years there has been deflation of 0.7%. 

Several factors have contributed to this, however, the most significant one is the 

aggressive price competition by out of centre retailers who using their new low cost retail 

models are driving down prices below that of their high street rivals.  Newer operators 

such as Primark and Savers can now seriously challenge more established retailers.  

 

3.12 Cost has also become a serious issue on the high street.  A shortage of units in prime 

locations has put increased pressure on already high rents.  This coupled with increasing 

employment, insurance and distribution costs as well as increased tax burdens has 

placed further strain on high street retailers.  However, despite these difficulties, many 

high street retailers are thriving.  Thriving retailers such as John Lewis, Next, Argos, 

Debenhams and HMV have managed to grow sales by over 60% or £4.2 billion over the 

last five years, whilst those struggling including BHS, Boots, Dixons, House of Fraser and 

M&S have only achieved a 12% or £1.5 billion uplift in sales during the same period.   
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3.13 However, the most encouraging indicator of the long term health of the high street is the 

strong pipeline of new developments over the next five years.  Developers, encouraged 

to focus their attention on town centres again rather than out of centre development by a 

more restrictive planning system are ensuring that new retail floorspace is continuing to 

come forward through new development / extension / refurbishment of existing centres 

resulting in the revitalisation of retail infrastructure.  

 

Income and Expenditure  

 

3.14 The two most significant factors which have altered the way we shop are growth in 

income and expenditure.  Consumer retail expenditure per head has grown at an average 

compound rate of about 3% per annum in real terms over the last 25-30 years. It is 

important to note that the bulk of this growth has been in comparison goods retailing, with 

virtually no increase in convenience goods expenditure.   

 

3.15 Income and expenditure trends have also affected retailing through increased car 

ownership and mobility levels.  Over the past two decades the number of households 

owning one or more cars has increased from about 55% to about 75%.  The typical 

household is now much more mobile than they were twenty to twenty-five years ago and 

therefore their accessibility and willingness to travel to shopping centres much further 

afield is much greater.  

 

Retail Polarisation  

 

3.16 Although there has been a fall in out of centre and retail park development, regional 

centres have seen a resurgence in activity.  The top 70 centres in the country now attract 

over 50% of the country’s population for comparison goods shopping.  Almost half of the 

shopping centre floorspace in the pipeline is destined for these same 70 centres which 

will further reinforce their dominant market share.  

 

3.17 The growth of multiple traders and increased competition has meant that the retail 

structure is dominated by large companies.  In tandem with these changes has been the 

requirement by multiple traders to require larger format stores.   Within town centres, 

newer shopping centres mainly provide the only units capable of accommodating this 

requirement.  This has assisted in reinforcing the trend of higher order centres growing in 

relative importance, i.e. polarisation in the retail hierarchy.  The growth in car ownership 
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and mobility, coupled with increased affluence, has led to shoppers travelling greater 

distances to shop in larger centres with a strong retail offer.  

 

3.18 This concentration of retailing in larger centres can threaten smaller towns unless they 

are able to secure new development of sufficient scale and quality to retain expenditure 

in their area, generate new inflows and attract key retailers.  

 

The Internet and Non Store Trading  

 

3.19 Non-store retailing now accounts for approximately 7% of comparison goods expenditure.  

When assessing the impact of internet shopping, it is important to recognise that there 

has always been an element of home shopping.  Mail order has a long history, and whilst 

it has suffered to some extent from the rise of the internet, it has evolved and new 

retailers have entered the market and expanded, such as Next and Marks & Spencer and 

more recently John Lewis whilst an increasing number of high street retailers are 

expected to enter this market.  However, it is important to note that this will be a 

supplementary role to their traditional store based shopping. 

 

3.20 It is estimated that approximately 5% of retail expenditure is now conducted on the 

internet. It is important to note that  most foodstore operators have closed their virtual 

stores or warehouses and operate home deliveries out of existing stores.  It is possible 

that retail warehouses could suffer proportionately more than town centres, due to the 

types of goods sold in them, but all centres will be affected to a greater or lesser extent 

depending on the type of goods they sell and the function they perform.  Town centres 

will need to adapt, and become more leisure orientated.   

 

3.21 In addition to the changes in retailing, it is also important to consider that high streets 

could also be affected by a reduction in the number of non-retail units such as travel 

agents, banks and building societies.  Growth in on-line banking and holiday websites will 

inevitably have an impact on town centre stores potentially resulting in a reduction in 

footfall on traditional high streets.    

 

Convenience Retailers  
 

3.22 The four leading foodstore operators are continuing to innovate and grow,  increasing 

their market share by evolving their formats and offer.  They have developed smaller 

store formats such as Tesco Metro and Sainsbury’s Local and have been more 
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innovative in their town centre proposals.  Discounters still continue their expansion 

programs.  During the past five years supermarket multiples have strengthened their hold 

on the UK grocery market, taking share from most other operators in the process. 

Independent and smaller chains of grocers and convenience stores have been the key 

losers.  All food specialists have come under pressure while off-licences have suffered 

heavily from the growing ‘beer, wine and spirits’ offer of both major grocers and 

convenience stores.  

 

3.23 At a national level the pressure for larger superstores and hypermarkets will continue, 

although any further proposals for expansion of existing out-of-centre convenience stores 

must be considered in terms of need, sequential approach and impact as required by 

PPS6.   

 

Convergence of Retail and Leisure  
 

3.24 Since the mid-90’s, despite higher rents, there has been a steady trend, driven by central 

government policy, towards building new leisure schemes in town/edge of centre 

locations. Mixed-use retail and leisure development has proved to be a real growth area 

in town centres. These trends present significant opportunities and challenges to the 

borough’s centres. 

 

 

The Future of Retailing 

 

Retail Operating Influences  
 

3.25 The expected continued growth in internet shopping, competition amongst retailers, 

globalisation and the strong £ amongst other factors will result in greater competition and 

pressure to reduce prices.  Retailers will continue to concentrate on supply, cut costs and 

be more efficient.  Larger retailers with greater buying power may consider merger 

acquisitions to achieve improved economies of scale.  As the internet become cheaper 

and faster to use, it is estimated that on-line sales will continue growing strongly.   

 

Technological Influences  

 

3.26 Advances in new technologies will help reduce costs, enhance collaboration between 

retailers and suppliers, bring new products to the market quicker and improve efficiency. 
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Social Influences  

 

3.27 Changes in the way we work and socialise will continue to influence shopping.  The 

continuation of present trends in longer working hours and the decline of the nuclear 

family will affect when and on what we spend our money.  Longer opening hours will 

need to be catered for by the convenience stores through better location of stores near to 

people’s homes and work.  

 

3.28 Changes in demographics will also have a significant impact upon retailing.  The growth 

in the over 60’s age group by 13m or 14.5% (half of that growth will be in the 60 - 64 age 

group) during the next five years will inevitably have an impact on retailing.  It is 

anticipated that older shoppers will have a younger mindset  than in the past and will be 

more fashion aware and financially better off having a positive effect on retailing.  By 

contrast, it is expected that younger shoppers will spend less due to increasing university 

fees, housing costs and greater spending on entertainment / leisure.   

 

 

 Summary  
 

3.29 Although the outlook for retailing in town centres is positive, the position for individual 

centres is much more uncertain.  They will continue to be influenced by local factors such 

as competition from nearby centres, transport and accessibility issues, amenity and 

environment.  It is therefore likely that, whilst some centres will continue to prosper, 

weaker centres will need to evolve to maintain their current market shares.     

 

 

 

 

 

 

 

 

 

 

 

 

 



OADBY & WIGSTON RETAIL CAPACITY STUDY 2008 
_____________________________________________________________________________ 

_____________________________________________________________________________ 
 

Savills  39                       Oadby & Wigston Borough Council  

4.0 REVIEW OF EXISTING RETAIL PROVISION  
 

 

4.1 This section includes a reviews the Borough’s existing retail centres including a 

comprehensive review of the physical make-up of each of the main centres in terms of 

the convenience, comparison, service and other centre uses.  This will ensure that the 

characteristics of the centres and shopping facilities are taken into account when 

formulating policy recommendations.   

 

4.2 The main retail provision in the Borough comprises the following:  

 

• Oadby and Wigston town centres; 

• South Wigston town centre;  

• Neighbourhood / Local Centres; and 

• Out of centre facilities including freestanding stores. 

 

4.3 In addition to the centres within the Borough, there are a number of important centres 

located outside which are likely to be used by residents of the Borough.  The two most 

important comprise of Leicester City Centre and Fosse Park.  These centres have a 

significant impact upon the provision within the Borough due to their close proximity to 

the Borough and superior offer particularly in terms of comparison retailing.  A plan 

showing the main centres and locations of main foodstores is included in Appendix 1.  In 

terms of shopper views we have referred to the results of a household survey.  The 

detailed results from the household survey are included at Appendix 2. 

 

Leicester City Centre  

 

4.4 Situated approximately 3 - 4 miles to the north of Oadby and Wigston Town Centres, 

Leicester City Centre is designated as a sub regional centre in the regional hierarchy.  Its 

wide range of comparison offer in particular fashion orientated retailers reinforce the 

centres role and its attraction from the Borough and beyond.   

 

4.5 The Shires and Haymarket Shopping Centres offer modern indoor shopping facilities and 

contain a number of large department stores such as Debenhams, House of Fraser and 

Primark.  A recent extension to the town centre shopping area, known as the Highcross 

opened this summer.  The new scheme added 60,000 sq m of retail and leisure 

floorspace to the town centre’s shopping area.  The new shops will further reinforce the 

centre’s regional centre role, increasing its attractiveness to shoppers from the 
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surrounding area.  The Highcross is anchored by John Lewis further enhancing the 

centre’s provision.   

 

Fosse Park    

 

4.6 Situated to the west of the Borough, Fosse Park is a modern out of centre shopping 

facilities offering a wide range of comparison and convenience shopping.  The centre 

offers ample free parking and draws from a wide area in particular Leicestershire.   

 

4.7 The centre is anchored by a number of national clothing, furnishings and electrical 

retailers including Next, JJB, Marks & Spencer, DFS, Harveys, Currys, PC World 

amongst others.  In addition to the above, there are also a number of foodstores including 

a Asda Walmart, Sainsburys and M&S Simply Food which means the centres caters for 

linked shopping trips.  The scale and nature of Fosse Park ensures it has a wide 

catchment area which includes the Borough of Oadby & Wigston.   

 

4.8 The performance indicators of town centre vitality and viability are based on the criteria 

set out at Paragraph 4.4 of PPS6.  we have used these as a basis to assess the 

strengths and weaknesses of the main centres in the Borough.    

 

4.9 These indicators are:- 

• Diversity of main town centre uses (by number, type and amount of 

floorspace). 

• The amount of retail leisure and office floorspace in edge of centre and out 
of centre locations. 

• The potential capacity for growth or change of centres within the network. 

• Retailer representation.  The existing retailer representation within a centre and 

recent changes in retailer profile and demand for premises; 

• Shopping rents.  The pattern of movement in Zone A rents at ground floor within 

primary shopping areas (i.e. the rental value for the first 6 metre depth of ground 

floorspace in retail units from the shop window); 

• The proportion of vacant street level property.  Vacancies within primary 

shopping frontages, or where no primary retail frontage exists, all retail type 

properties within the defined town or local centre boundary (excluding residential 

and office properties);  
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• Commercial yields on non-domestic property (i.e. the capital value in relation 
to the expected market rental).  This demonstrates the confidence of investors in 

the long-term profitability of a centre for retail, offices and other commercial 

developments.  It is advised that this indicator should be used with care; 

• Pedestrian flows.  The number and movement of people in the street in different 

parts of the centre.  

• Accessibility: Ease and convenience of accessibility by choice of means of 

transport;  

• Customer & residents views and behaviour; 

• Perception of safety and occurrence of crime.  Views on the general safety and 

security of properties. 

• The state of town centre environmental quality.  This can be divided into 

positive “enhancing” factors, such as trees, landscaping and open space and 

negative “detracting” factors such as air pollution, noise, litter and graffiti; 

4.10 Collectively, these indicators provide the framework within which a “health check” of the 

identified town centre can be undertaken. However, PPS6 recognises that none of the 

individual indicators provide a definitive picture of town centre health and performance.  

The value of the indicators derives from them being considered together.  

 

4.11 In 2007, consultants Taylor Young and their partners completed the Area Action Plan 

Baseline Reports for the Council, to inform master plans for Oadby, Wigston and South 

Wigston town centre.  As part of this study, the Council’s consultants collected 

information on some of the key indicators set out  above.   This information is taken into 

account our assessment below.  

 

4.12 The key points arising for each centre are set out below. 

 

 
Wigston Town Centre  

 

4.13 Wigston town centre is the largest centre in the Borough of Oadby & Wigston.  The main 

shopping area is located along Leicester Road and Bell Street.  Additional shopping is 

located in ‘the Arcade’ and at the retail warehouses on Bull Head Street to the south of 

the centre. 
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Diversity of use 
 

4.14 The most recent survey of shop units in Wigston identifies a total of 132 shop and service 

units.  In total the centre contains 28,767 sq m gross (approximately 20,552 sq m net) of 

retail and service floorspace.  

 

Table 2.1 – Retail and services in Wigston town centre by number of units 
 

Category 
Number of 

Units % of Total 
% National 

Average Variance % 
Convenience 19 14.39 9.08 5.31 
Comparison 66 50.00 52.62 -2.62 
Service 43 32.58 33.16 -0.58 
Vacant 4 3.03 10.08 -7.05 
Total 132 100 100 N/A 
Source: Savills 2008, Experian Goad 2007 

 

4.15 Table 2.1 sets out the occupancy of these units in terms of retail categories for 

convenience, comparison, service and vacant units.  This is set against the national 

average for town centres to provide a comparison, supplied by Experian Goad.    

Experian monitor and collect information on town centres in shopping centres throughout 

the UK. 

 

4.16 Table 2.1 shows the number of convenience goods retail units in Wigston is well above 

the national average.  This is because the centre has a Sainsbury’s store, Aldi and 

Farmfoods discount stores as well as a grocer, fishmonger, off license and other 

convenience stores.   

 

4.17 Situated centrally within the centre, the Sainsburys foodstore and associated rooftop car 

park offers customers approximately 1,664 sq m net of shopping floorspace.  The store is 

dated in appearance and due to it’s limited size, has a restricted product range when 

compared to larger format stores out of centre such as the Tesco, Sainsburys and Asda 

foodstores in the Borough.  Although It’s product range is limited when compared to other 

larger format stores,  it is more than sufficient to accommodate main food shopping in 

addition to the top-up function it serves.     

 

4.18 The number of comparison goods units and service units are just below the national 

average and the number of vacant units in the centre is well below the national average.   
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4.19 Table 2.2 shows that the floorspace occupied by the retail and service sectors within the 

town centre follows a slightly different pattern to that identified in Table 2.1.  This table 

shows the amount of comparison and convenience goods floorspace is well above the 

national average.   It is important not note that a large percentage of the comparison 

floorspace is provided in the shaper of a large freestanding B&Q on Bull Head Street and 

Wilkinsons (3,251 sq m gross).  Although the B&Q store is considered to be dated and 

somewhat limited in terms of its offer when compared to more modern larger format 

stores, it is extremely well used by residents in the Borough.   

 

Table 2.2 – Retail and services in Wigston town centre by floorspace 
 

Category 

Gross 
floorspace 

(sq ft) 

Gross 
Floorspace 

(sq m) % of Total 
% National 

Average Variance % 
Convenience 79351 7372 18.95% 17.00% 1.95% 
Comparison 170300 15821 60.71% 52.84% 7.87% 

Service 52900 4915 17.93% 21.10% -3.17% 
Vacant 7100 660 2.41% 8.10% -5.69% 
Total 309651 28767 100% 0%  

 
 
4.20 The Table also shows that the amount of convenience goods floorspace is above the 

national average.  There is also a stronger degree of variance in the amount of service 

floorspace which is below the national average.  The amount of vacant floorspace in the 

centre is again below the national average.  We understand that Wilkinsons have recently 

relocated to the former Somerfield unit in the Arcade.  The resulting increase in 

comparison floorspace is not reflected in the above table.  

 

4.21 It should be noted that GOAD information above has been adjusted to reflect floorspace 

within town centre foodstores devoted to the sale of non-food goods.  In addition, the 

gross to net ratios have also been adjusted to reflect floorspace data in IGD (Institute of 

Grocery Distribution).   

 

Retailer representation and Retail Demand 
 

4.22 A multiple retailer is defined as being part of a network of nine or more outlets.  The 

presence of multiple outlets can enhance the appeal of a centre to shoppers.  Experian 

Goad highlights 26 key attractors as a benchmark against which to judge centres.  

Wigston town centre has only 6 of these retailers as indicated in table 2.3.  It is important 

to note that both Burton’s and Dorothy Perkins are small concession stores located within 

the Co-Op Department Store.     
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Table 2.3 – Experian Goad ‘key attractors’ in Wigston town centre 

Source: Experian Goad, Savills 2008 
 

 

4.23 In addition to those retailers listed in the table above, the centre’s other multiple retailers 

include: a Co-op department store, Farmfoods, Poundworld, Cartridge World, Shoe Zone, 

Aldi and B&Q.  Although the range of multipliers is limited, it is broadly in line with what 

would be generally expected for a centres of this size and position in the retail hierarchy.    

 

4.24 Information from data providers Focus and Pipnet (May 2008) indicates that the number 

of operators with registered requirements for new floorspace in Wigston is limited but 

includes the British Heart Foundation, Barefruit Juice, The Extra Care and First Choice.  

Collectively these operators are seeking a total of 474 sq m – 1347 sq m (5100 –14500 

sq ft) of gross retail floorspace.   

 

Retail rents  
  

4.25 The small size of the centre means that limited information on rental values is available.  

Information collected for the Council to inform the Town Centre Masterplan and our own 

information collected from local agents suggests that the core retail pitch is achieving 

rental values of around £31 per square foot.  A comparison of Zone A rental values with 

other centres is set out in Table 2.4. 

 

 

 

Multiple 
Retailer 

No. in 
Wigston  
town centre 

Multiple 
Retailer 

No. in 
Wigston 
town centre 

Multiple 
Retailer 

No. in 
Wigston 
town centre 

Argos  House of 
Fraser 

 Topman  

BHS  John Lewis  Topshop  

Boots the 
Chemist 

1 Marks & 
Spencer 

 Virgin 
Megastore 

 

Burton 1 * New Look  WH Smith  

Clarks  Next  Waitrose  

Debenhams  River Island  Waterstones  

Dixons  Sainsburys 1 Wilkinson 1 

Dorothy 
Perkins 

1* Superdrug 1 Woolworths  

H & M  Tesco    



OADBY & WIGSTON RETAIL CAPACITY STUDY 2008 
_____________________________________________________________________________ 

_____________________________________________________________________________ 
 

Savills  45                       Oadby & Wigston Borough Council  

Table 2.4 – Zone A Rental Values 

Centre Zone A Rental Values (per sq ft) 

Oadby £25 

Wigston £31    

South Wigston £12  

Leicester £210 

Market Harborough £50 

Coventry £175 

Loughborough £80 

Lutterworth  £32 
Source: Savills 2008, local agents, Taylor Young 2007, Roger Tym 2007 (Harborough Retail Study) 

 

4.26 Wigston’s rental values confirm its existing position in the shopping hierarchy, well below 

those larger centres attracting higher rental incomes, e.g. Leicester, Coventry and 

Loughborough.  According to the evidence collected, Oadby and Wigston also achieve 

lower rental incomes than the smaller rural centres of Market Harborough and 

Lutterworth.  The much lower pedestrian flows and absence of a key multiple retail 

attraction on the street (e.g. Boots, M&S etc.) means that South Wigston achieves much 

lower rental values than Wigston and Oadby.  Although, there is limited evidence 

available as few properties have come to the market  in recent years.  A local agent 

suggested that values may be as low as £12 per sq ft. 

 

Vacant retail property 
 
 

4.27 The proportion of street level property provides a strong indication of the health of a town 

centre.  It should, however, be considered with a degree of caution as vacancies can 

arise even in the strongest town centres, particularly where properties are undergoing 

alteration.   

 

4.28 Our survey found that there were only 7 vacant units in the centre representing only 5% 

of the total units.  This is well below the national average of 10%.  These units are 

located: in the Arcade, on Leicester Road near The Arcade and at the end of Bell Street.   

 

4.29 As the number of vacant units in the centre is well below the national average, Wigston 

town centre performs well according to this indicator.   
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Pedestrian Flows 
 

 

4.30 The Wigston Town Centre Area Action Plan Baseline Report provides detailed 

information on pedestrian movement through the centre.  The Report identifies several 

key areas of dense pedestrian movements within the main shopping area.  These 

include: 

 

• Bell Street 

• Along Leicester Road 

• Through the Arcade and out to the north and south to gain access to parking 

facilities 

 

4.31 Pedestrian flows were lower along Aylestone Lane, Junction Road, Paddock Street, Bull 

Head Street and the footpath alongside Sainsbury’s.  The report confirmed that 

pedestrian flows were lowest when moving to the south of the centre, specifically across 

Moat Street and Bunts Lane.   

 

Accessibility 
 

4.32 As set out in the Wigston Town Centre Area Action Plan Baseline Report, Wigston is a 

southern outer suburb of Leicester.  It is located on the A5199 approximately 3-4 miles 

south of Leicester city centre.  The nearest railway stations are Leicester and South 

Wigston.  There is a range of parking areas available to shoppers.  These include: 

 

• 4 Council car parks providing free parking for up to 3 hours: -  

o Frederick Street – 55 spaces 

o Junction Road – 142 spaces 

o Aylestone Lane – 60 spaces 

o Paddock Street - 87 spaces 

• Private car parks north and south of The Arcade – 200 spaces  

• Car park for Sainsbury’s customers – 110 spaces 

• Car park at Bull Head Street next to Aldi and B&Q – 140 spaces 
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Customer views 
 

4.33 To better understand customer and residents’ views and behaviours questions were 

included in the household interview survey to find out what shoppers liked and disliked 

about the Borough’s main town centres.   

 

4.34 Question 13 of the household interview survey asked respondents what they liked about 

Wigston town centre.   Of those surveyed, 19.3% of respondents never visit Wigston for 

shopping or leisure and a further 15.0% said that they liked nothing or very little about 

Wigston.   

 

4.35 Those attraction factors that did score highly amongst respondents included:  the good 

non-food shops (17.1%), good food shops (8.3%), attractive environment/nice place 

(5.9%), good range of shops (2.9%), easy to park the car (2.6%), don’t know/varies 

(2.4%), free parking (1.8%) and a compact town centre (1.7%).  Other responses were 

given by less than 1.0% of respondents.    

 

4.36 Respondents were asked in question 14 of the survey what they disliked about Wigston 

town centre.  Positively, more than half (55.4%) said that there was nothing or very little 

that they disliked about Wigston town centre.   

 

4.37 The main dislikes highlighted by respondents were: poor range/choice of shops (7.3%), 

difficult to park near shops (4.1%), inconvenient/hard to get to from home (3.8%), 

unattractive environment/not a very nice place (3.1%), poor quality non-food shops 

(2.4%), dirty streets (2.1%), too many estate agents/charity shops (1.9%), traffic 

congestion (1.4%) and poor quality food shops/supermarkets (1.1%).  Other responses 

were given by less than 1% of respondents.   

 

4.38 In question 15, respondents were asked what improvements, if any, would encourage 

them to shop or visit leisure attractions in Wigston more often.  Nearly half of all 

respondents (46.1%) stated that there were no improvements that would make them visit 

Wigston more often and a further 14.7% were not able to suggest any improvements.  Of 

those respondents who were able to suggests improvements, the main responses were:  

 

• More/better shops (15.0%) 

• More/better car parking (8.5%) 

• Cleaner streets (3.25) 

• More traffic free pedestrian streets (2.1%)  
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• Better public transport (2.0%) 

• More/better cafes and restaurants/eating out (1.5%) 

• More/better leisure, entertainment or cultural facilities (1.3%) 

• More/better pubs and bars/nightlife (1.1%) 

• Rebuild area ( 1.1%) 

• More/better market (1.1%) 

 

All other responses were given by less than 1.0% of respondents.   

 

Environmental quality 
 

4.39 In order to assess the state of the environment in Wigston town centre, a survey was 

undertaken of the centre.   Our assessment is based on a scoring matrix that has been 

developed over time to cover all of the features that contribute to the quality of the town 

centre environment, including those suggested in Section 4.4 of PPS6.  Our assessment 

has been tried and tested in retail and town centre assessments in other locations across 

the country.  We have used the same criteria to assess each of the Borough’s centres. 

 

4.40 In Wigston, we have reviewed the centre’s main shopping area in 3 sections. Table 2.5 

summarises our assessment of Wigston town centre’s environment.  9 environmental 

features were assessed in the centre.  These features were rated on a scale of 1 to 5 

where 1 is very poor and 5 is very good.  On this basis, 3 represents a neutral score.  

The average scores for each feature, reviewed for the centre as a whole, were as 

follows:- 
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 Bell 
Street 

Leicester 
Road 

Long 
Street 

Overall Comment 

Condition of 
carriageway 
[loose, broken, 
missing, uneven, 
temporary, 
obstructions] 

2 2 2 2 Uneven carriageway 
in Bell Street.  
Streets were dirty.  

Seats/planters/h
anging 
baskets/litter 
bins [paintwork, 
broken, uneven, 
parts missing, 
not working, 
badly sited, not 
present] 

2/3 3 2 3 The standard of 
planting and well 
maintained 
seats/bins etc were 
not as good as in 
Oadby. 

Public facilities, 
Telephones, Bus 
stops/shelters 
[Condition] 

2 3 3 3 The condition of 
some public facilities 
could be improved. 

Graffiti, Fly-
posting, 
vandalism 

2 3 3 3 Some incidences of 
graffiti found in the 
centre. 

Barriers to 
movement 
[servicing, 
general traffic, 
lack of safe 
crossing 
facilities etc.] 

4 3/4 3 4  

Cycle parking 
[formal or 
informal, 
availability, 
capacity] 

2 3 2 2 Some cycle parking 
provided but not 
sheltered.  

Maintenance 
and repair of 
buildings, 
shopfronts and 
canopies 

2 2/3 2 2 Some buildings in 
need of attention, 
particularly vacant 
buildings. 

Perception of 
personal 
security and 
police presence 

3 3 3 3  

Wheelchair 
access and 
facilities for the 
blind or partially 
sited 

2 2 2 2  



OADBY & WIGSTON RETAIL CAPACITY STUDY 2008 
_____________________________________________________________________________ 

_____________________________________________________________________________ 
 

Savills  50                       Oadby & Wigston Borough Council  

4.41 Table 2.5 indicates the overall picture of the environment in Wigston town centre.  The 

assessment indicates that the centre’s environment could be improved through better 

maintained streets and shopfronts.    

 

 
Oadby Town Centre  

 

4.42 Oadby town centre is the second largest of the Borough’s centres.  The centre has a 

linear layout with the majority of shops and services located on Leicester Road and The 

Parade.  Some additional shops are located on Harborough road, opposite the end of the 

Parade.  In addition, there is also a large Asda foodstore situated outside the defined 

town centre boundary on Leicester Road.  The A6 Leicester Road forms a physical 

barrier between the town centre and the foodstore with safe pedestrian crossing only 

available at the crossing lights.   

 

Diversity of uses 
 

4.43 The most recent survey of shop units in Oadby identifies a total of 94 shop and service 

units.  In total there is 13,778 sq m gross (approximately 10,223 sq m net) of retail and 

service floorspace.  

 

Table 2.6 – Retail and services in Oadby town centre by number of units 

Category 
Number of 

Units % of Total 
% National 

Average Variance % 
Convenience 10 10.64 9.08 1.56 
Comparison 37 39.36 52.62 -13.26 
Service 43 45.74 33.16 12.58 
Vacant 4 4.26 10.08 -5.82 
Total 94 100 100 N/A 
Source: Savills 2008, Experian Goad 2007 

Notes:  Goad excludes public houses from analysis 

 

4.44 Table 2.6 sets out the occupancy of these units in terms of retail categories for 

convenience, comparison, service and vacant units.  This is set against the national 

average for town centres to provide a comparison, supplied by Experian Goad.    

Experian monitor and collect information on town centres in shopping centres throughout 

the UK. 

 

4.45 Table 2.6 shows the number of convenience goods retail units in Oadby is in line with the 

national average.  This floorspace is predominately provided by the Marks & Spencer 
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Simply Food as well as the independent off-licenses, grocers and newsagents located on 

the Parade.   The number of comparison goods units is well below the national average 

and the number of service units is well above the national average.  The number of 

vacant units in the centre is well below the national average.   

 

4.46 Table 2.7 shows the floorspace occupied by the retail and service sectors within the town 

centre.  It is important to note that although in unit terms the centre is approximately 13% 

below national average for comparison retailing, in floorspace terms this only equates to 

approximately 6%.  The table shows the amount of comparison goods floorspace is 

below the national average.   This is not surprising as there are few large comparison 

goods retail units in the centre. 

 

Table 2.7 – Retail and services in Oadby town centre by floorspace 

 

Category 

Gross 
Floorspace 

(sq m) % of Total 
% National 

Average Variance % 

Convenience 2835 19.71% 17.00% 2.71% 
Comparison 6401 46.96% 52.84% -5.88% 

Service 4143 30.40% 21.10% 9.30% 
Vacant 399 2.93% 8.10% -5.17% 
Total 13778 100 100 N/A 

 
 
4.47 The Table also shows that the amount of convenience goods is well above the national 

average.   It should be noted that GOAD information above has been adjusted to exclude 

the Asda foodstore which is outside the defined town centre boundary.  In addition, the 

gross to net ratios have also been adjusted to reflect floorspace data in IGD (Institute of 

Grocery Distribution).   

 

4.48 As stared earlier, the Marks & Spencer Simply Food provides the main convenience 

floorspace within the centre offering shoppers approximately 687 sq m net of floorspace 

devoted solely to the sale of food goods.  The product range reflect that typically 

associated within this retailer for a store of this size.     

 

Retailer representation and Retail Demand 
 

4.49 A multiple retailer is defined as being part of a network of nine or more outlets.  The 

presence of multiple outlets can enhance the appeal of a centre to shoppers.  Experian 
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Goad highlights 26 key attractors as benchmark against which to judge centres.  Oadby 

town centre has only 2 of these retailers as indicated in table 2.8.   

 

Table 2.8 – Experian Goad ‘key attractors’ in Oadby town centre 

Source: Experian Goad, Savills 2008 
 

4.50 In addition to those retailers listed in the table above, the centre’s other multiple retailers 

in the centre include: Multiyork, Greggs, Subway, Co-op and Lloyds pharmacy.  As in 

Wigston, there are limited numbers of multiple retailers in the centre in comparison with 

Wigston and larger centres elsewhere in Leicester.  However, the level of representation 

is generally in line with what would be expected for a centre of this size.     

 

Retailer Requirements  
 

4.51 Information from data providers Focus indicates that the number of operators with 

registered requirements for new floorspace in Oadby are Barefruit Juice, Greggs, First 

Choice, Cheque Centre and British Heart Foundation.  Collectively these operators are 

seeking a total of 474 sq m – 1347 sq m (5100 –14500 sq ft) of gross retail floorspace.  

Demand therefore appears to be very limited both in terms of the number and quality of 

operators requiring space.   

 

Retail rents  
 

4.52 The small size of the centre means that limited information on rental values is available.  

Information collected for the Council to inform the town centre Masterplan suggests that 

Multiple 
Retailer 

No. in 
Oadby  
town centre 

Multiple 
Retailer 

No. in 
Oadby town 
centre 

Multiple 
Retailer 

No. in 
Oadby town 
centre 

Argos  House of 
Fraser 

 Topman  

BHS  John Lewis  Topshop  

Boots the 
Chemist 

1 Marks & 
Spencer 

1 Virgin 
Megastore 

 

Burton  New Look  WH Smith  

Clarks  Next  Waitrose  

Debenhams  River Island  Waterstones  

Dixons  Sainsburys  Wilkinson  

Dorothy 
Perkins 

 Superdrug  Woolworths  

H & M  Tesco   
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the core retail pitch is achieving rental values of between £16 and £24 per square foot.   

A comparison of Zone A rental values with other centres is set out in Table 2.4 above.  

Oadby’s rental values confirm its existing position in the shopping hierarchy, well below 

those larger centres attracting higher rental incomes, e.g. Leicester, Coventry and 

Loughborough.  According to the evidence collected, Oadby and Wigston also achieve 

lower rental incomes than the smaller centres of Market Harborough and Lutterworth.   

 

Vacant retail property 
 
 

4.53 The proportion of street level property provides a strong indication of the health of a town 

centre.  It should, however, be considered with a degree of caution as vacancies can 

arise even in the strongest town centres, particularly where properties are undergoing 

alteration.   

 

4.54 Our survey found that there were only 4 vacant units in the centre.  These units are 

located: near to the library, in Chestnut Avenue and on the Parade.   

 

4.55 As the number of vacant units in the centre is well below the national average, Oadby 

town centre performs well according to this indicator.   

 

Pedestrian Flows 
 

4.56 The Oadby Town Centre Area Action Plan Baseline Report provides detailed information 

on pedestrian movement through the centre.  To summarise the main area of pedestrian 

activity is along the Parade.  Shoppers regularly cross the street to access shops, often 

not using the pedestrian crossing.   Other busy areas of the centre include the row of 

shops on Chestnut Avenue, next to Asda and points of access onto the Parade from the 

main car parks.   

 

Accessibility 
 

4.57 As set out in the Oadby Town Centre Area Action Plan Baseline Report, Oadby is a 

south-eastern suburb of Leicester and it is located on the A6, approximately five miles 

south-east of Leicester City Centre.  The M1 is approximately six miles to the West of 

Oadby, accessed via the A563 Leicester southern ring road to Junction 21.  The nearest 

rail station to Oadby is Leicester, 3 miles to the north west of Oadby. 
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4.58 Oadby has a large amount of free off-street car parking for shoppers.   These car parks 

include: 

 

• East Street/Brooksby Drive -166 spaces 

• Sandhurst Street – 100 spaces 

• Ellis Park – 16 spaces 

• Old Library public house – 43 spaces 

• New Inn public house – 40 spaces 

 
Customer views 

 

4.59 To better understand customer and residents’ views and behaviours questions were 

included in the household interview survey to find out what shoppers liked and disliked 

about the Borough’s main town centres.   

 

4.60 Question 10 of the household interview survey asked respondents what they liked about 

Oadby town centre.  Altogether, 36.8% of respondents said that they never visited Oadby 

for shopping or leisure.  A further 16.3% said that they liked nothing or very little about 

Oadby town.  Those things that people liked about Oadby town centre were:   

o The attractive environment/nice place (8.4%); 

o That the centre is convenient/easy to get to from home (8.4%); 

o The good food shops (7.5%) 

o The good non-food shops (5.6%) 

o The centre is close to where they live/work (3.8%) 

 

4.61 All other responses were given by less than 3% of respondents.  Of these responses, 

other attraction factors included; Easy to park the car (2.5%), a good range of 

other/personal services (1.1%), free car parking (1.0%), good cafés and 

restaurants/eating out (1.0%), compact town centre (1.5%) and Marks & Spencer (1.2%).  

Other responses were given by less than 1% of respondents. 

 

4.62 Respondents were asked in question 11 what they disliked about Oadby town centre.  

Positively more than half of respondents (54.4%) said that there was nothing or very little 

that they disliked about Oadby and a further 11.0% did not have a reason to dislike 

Oadby.  The main dislikes were: the poor range/choice of shops (10.2%), 

inconvenient/hard to get to from home (6.1%), difficult to park near shops (3.6%) and the 

poor-quality non-food shops (2.5%).  Other responses were given as; unattractive 
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environment/not a very nice place (1.5%), poor public transport accessibility (1.1%) and 

too busy/crowded (1.0%).  Other responses were given by less than 1% of respondents.   

 

4.63 In question 17, respondents were asked what improvements, if any, would encourage 

them to shop or visit leisure attractions in Oadby more often.  The majority of 

respondents could not think of any improvements (45.2%) or didn’t know (18.3%) what 

would make them shop in Oadby more often.  The improvements respondents would 

most like to see in the centre are: 

 

• More/better shops (19.2%) 

• More/better parking (7.3%) 

• More/better cafes and restaurants/eating out (2.0%) 

• More/better leisure, entertainment or cultural facilities (1.4%) 

• Bigger/improved covered shopping centre (1.3%) 

• Cleaner streets (1.3%) 

• More/better pubs and bars/nightlife (1.1%) 

• More/better market (1.0%) 

 

4.64 Other improvements were suggested by less than 1% of respondents.  

 

Crime 
 

4.65 A further indicator of the vitality and viability of a town centre is the occurrence of crime 

and shoppers’ perception of crime in a town centre.  Although, we have not undertaken a 

specific analysis of crime in Oadby, we have made reference to this indicator in our 

assessment of the state of the environment and our review of customer views and 

behaviour.   

 

Environmental Quality 
 

4.66 As for our survey of Wigston, the same 9 environmental features were assessed in 

Oadby and rated on a scale of 1 to 5 where 1 is very poor and 5 is very good.  The 

average scores for each feature were as follows:-   
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Table 2.9 - Environmental quality 
 

 

 

4.67 Table 2.9 indicates the overall picture of the environment in Oadby town centre.  Overall 

the centre is tidy and well looked after.  Traffic moving through the centre makes access 

more difficult for shoppers in some areas and additional cycle parking and cycle routes 

into the centre could introduced.   

 
 
 

 

 

  Asda The 
Parade 

Leices
ter 
Road 
end 

Overall Comment 

Condition of carriageway 
[loose, broken, missing, 
uneven, temporary, 
obstructions] 

5 4 3 4 Good 

Seats/planters/hanging 
baskets/litter bins 
[paintwork, broken, uneven, 
parts missing, not working, 
badly sited, not present] 

4 4/5 3 4 Attractive hanging 
baskets, seating, 
public art and litter 
bins are located 
within the centre. 

Public facilities, 
Telephones, Bus 
stops/shelters [Condition] 

4 3 2 3  

Graffiti, Fly-posting, 
vandalism 

5 2  3 3 Some incidences of 
graffiti found in the 
middle of the centre 

Barriers to movement 
[servicing, general traffic, 
lack of safe crossing 
facilities etc.] 

2 3/2 3/2 2 Some pedestrian 
crossings but traffic 
creates a barrier to 
movement along the 
Parade and between 
the Parade and Asda 

Cycle parking [formal or 
informal, availability, 
capacity] 

Not 
seen 
on visit 

2 2 2 Limited cycle parking 
available 

Maintenance and repair of 
buildings, shopfronts and 
canopies 

4 3 3 3 Average – some 
could be improved 

Perception of personal 
security and police 
presence 

3 3 3 3  

Wheelchair access and 
facilities for the blind or 
partially sited 

4 2 2 3  
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South Wigston  

 

4.68 South Wigston is the smallest of the Borough’s three main town centres.  The centre is a 

linear street along Blaby Road with some additional shops and services located on Canal 

Street and in Dunton Street.  A large Tesco food store is located to the east of the centre 

in an edge of centre location. 

 

Diversity of use 
 

4.69 The most recent survey of shop units in South Wigston identifies a total of 61 shop and 

service units.  In total 6102 sq m gross (approximately 4597 sq m net) of retail and 

service floorspace.  

 

 Table 2.10 – Retail and services in South Wigston by number of units 

Category 
Number of 

Units % of Total 
% National 

Average Variance % 
Convenience 6 9.8 9.08 +0.72 
Comparison 22 36.1 52.62 -16.52 
Service 26 42.6 33.16 +9.44 
Vacant 7 11.5 10.08 +1.42 
Total 61 100 100 N/A 
Source: Savills 2008, Experian Goad 2007 

Notes:  Goad excludes public houses from analysis 

 

4.70 Table 2.10 sets out the occupancy of these units in terms of retail categories for 

convenience, comparison, service and vacant units.  This is set against the national 

average for town centres to provide a comparison, supplied by Experian Goad.    

Experian monitor and collect information on town centres in shopping centres throughout 

the UK. 

 

4.71 Table 2.10 shows that the number of convenience goods retail units in South Wigston is 

just above the national average and the number of service units is well above the national 

average.  The number of comparison goods retail units in the centre is well below the 

national average.  This reflects the centre’s role providing local shopping facilities and 

services.   The number of vacant units in the centre is above the national average.   

 

4.72 Table 2.11 shows that the floorspace occupied by the retail and service sectors within the 

town centre follows a very similar pattern to that identified in Table 2.10  This table shows 

the amount of convenience goods floorspace is similar to the national average and that 
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the amount of service floorspace is above the national average.   Comparison goods 

floorspace is well below the national average.    

 

4.73 The following table also shows that the amount of vacant floorspace within the centre is 

significantly above the national average.    

 

 Table 2.11 – Retail and services in South Wigston by floorspace 

Category 

Gross 
floorspace 

(sq ft) 

Gross 
Floorspace 

(sq m) % of Total 
% of National 

Average Variance % 
Convenience 10480 974 16.33% 17.00% -0.67% 
Comparison 24800 2304 37.59% 52.84% -15.25% 

Service 20200 1877 30.62% 21.10% 9.52% 
Vacant 10200 948 15.46% 8.10% 7.36% 
Total 65680 6102 100% 0% N/A 

 

4.74 It should be noted that GOAD information above has been adjusted to correlate with 

foodstore floorspace data from IGD.  It is important to note that the figures do not include 

the Tesco which is situated outside the defined town centre boundary.   

 

  Vacant retail property 
 
4.75 The proportion of street level property provides a strong indication of the health of a town 

centre.  It should, however, be considered with a degree of caution as vacancies can 

arise even in the strongest town centres, particularly where properties are undergoing 

alteration.   

 

4.76 Our survey found that there were a total of 7 vacant units in South Wigston.  These units 

are located across the centre.  The largest vacant unit is the former supermarket at 52 

Blaby Road.  Other vacant units include a former bank at 54 Blaby Road and other 

smaller units on Blaby Road and Canal Street.    

 

Pedestrian flows 
 

4.77 Pedestrian movement is concentrated along the main street in the Blaby Road.  Few 

pedestrians were observed walking between Tesco and the existing centre.   
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Accessibility 
 
4.78 South Wigston is located to the south of Leicester, between Wigston and Blaby.   The 

main route through the centre is the B582.  The centre has a train station with trains 

linking the centre with Leicester and Birmingham.     

 

4.79 Parking is free around the centre.  There are a number of car parks dotted around the 

centre  and on surrounding roads including Countesthorpe Road, Blaby Road and Station 

Street.  The Co-Op supermarket and Tesco foodstore (located outside the centre) also 

offer further car parking.   

 
Customer views 

 

4.80 Question 16 of the household interview survey asked respondents what they liked about 

South Wigston town centre.  47.0% stated that they never visit South Wigston for 

shopping or leisure and a further 34.3% said that there was nothing/very little that they 

liked about South Wigston.  Those attraction factors that were mentioned by respondents 

included: 

 

• That the centre is convenient/easy to get to from home (3.2%) 

• The Tesco food store (3.2%) 

• Good food shops (2.5%)   

• Good non-food shops (1.6%) 

 

4.81 Other reasons were given by less than 1% of respondents. 

 

4.82 Question 17 asked respondents what they disliked about South Wigston town centre.  

Altogether almost half of respondents (46.9%) said that they either disliked nothing about 

the centre or expressed no dislike.   A further 5.2% found the centre inconvenient/hard to 

get to from home.   

 

4.83 The main dislike expressed by 12.4% of respondents was that the centre had a poor 

range/choice of shops and a further 10.9% stated that the centre was an unattractive 

environment/not a very nice place.  The centre environment was also identified as an 

issue by other respondents, these dislikes included: 

 

• Dirty streets (2.6%) 

• Streets badly maintained (2.5%) 
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• Poor quality non-food shops (2.4%) 

• Difficult to park near shops (2.1%) 

• Traffic congestion (1.8%) 

 

4.84 All other responses were given by less than 1% of respondents. 

 

4.85 In question 18, respondents were asked what improvements, if any, would encourage 

them to shop or visit leisure attractions in South Wigston more often.  The response given 

included:  

 

• More/better shops (23.2%) 

• Cleaner streets (6.6%) 

• More/better parking (5.8%) 

• Redevelop the whole area (5.6%) 

• More/better pubs and bars/nightlife (1.7%) 

• More/better market (1.5%) 

• Bigger/improved covered shopping centre (1.3%) 

• More traffic free pedestrian areas (1.2%) 

• More/better seats or floral displays (1.1%) 

• Better public transport (1.1%) 

• Better pedestrian access (1.0%) 

 
4.86 All other reasons were given by less than 1% of respondents. 

 
 Environmental Quality 

 

4.87 As for Wigston and Oadby, we have reviewed the environment of the centre’s main 

shopping area and our results are set out in Table 2.12.  9 environmental features were 

assessed in the centre.  These features were rated on a scale of 1 to 5 where 1 is very 

poor and 5 is very good.  On this basis, 3 represents a neutral score.  The average 

scores for each feature, reviewed for the centre as a whole, were as follows:- 
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4.88 Table 2.12 indicates the overall picture of the environment in South Wigston town centre.  

The centre’s environment does not score as well as Oadby or Wigston and the 

assessment suggests that environmental improvements are required to increase the 

appeal of the centre to both shoppers and retailers.   
 
 

Local / Neighbourhood centres 
 
 

4.89 Paragraph 2.55 of PPS6 explains that “a network of local centres in an authority’s area is 

essential to provide easily accessible shopping to meet people’s day-to-day needs and 

should be the focus for investment in more accessible local services, such as health 

centres and other small scale community facilities.  The mix of uses in local centres 

should be carefully managed.”   

 

 Score Comment 

Condition of carriageway 
[loose, broken, missing, 
uneven, temporary, 
obstructions] 

4  

Seats/planters/hanging 
baskets/litter bins 
[paintwork, broken, uneven, 
parts missing, not working, 
badly sited, not present] 

3 Hanging baskets, attractive public art or 
seating were found in the centre.   

Public facilities, 
Telephones, Bus 
stops/shelters [Condition] 

2  

Graffiti, Fly-posting, 
vandalism 

2 Some incidences of graffiti found within 
the centre 

Barriers to movement 
[servicing, general traffic, 
lack of safe crossing 
facilities etc.] 

1 Difficult to cross the road other than at 
main crossing points, which are slow.  
Buses also regularly travel through the 
centre.   

Cycle parking [formal or 
informal, availability, 
capacity] 

2 No cycle parking observed during visit. 

Maintenance and repair of 
buildings, shopfronts and 
canopies 

0.5 A number of buildings, in particular some 
of the large vacant units have 
unattractive shop fronts. 

Perception of personal 
security and police 
presence 

3  

Wheelchair access and 
facilities for the blind or 
partially sited 

3  
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4.90 A definition of local centres set out in Annex 1 of PPS6 further states that: “Local centres 

include a range of small shops of a local nature, serving a small catchment.  Typically 

local centres might include, amongst other shops, a small supermarket, a newsagent, a 

sub-post office and a pharmacy.  Other facilities could include a hot-food takeaway and 

laundrette.”   

 

4.91 Oadby & Wigston Borough Council has already identified 9 local/neighbourhood centres 

in the Borough identified as being:  

 

• Carlton Drive/Castleton Road; 

• Glen Road/Highcroft Avenue; 

• Gloucester Crescent; 

• Land at Leicester Road; 

• Land at Queen’s Drive ; 

• Little Hill Shops; 

• Kelmarsh Avenue; 

• Rosemead Drive; and  

• Severn Road. 

 

4.92 A review of the existing uses and role of each centre has been undertaken and 

summarised below.  As these centres are much smaller than Wigston, Oadby and South 

Wigston, the data available is more limited and the level of detail provided below reflects 

this.   

 

4.93 These findings feed into our analysis of the scope for improvement in centres where we 

comment on: 

 

• The potential for incorporating additional retail development and complimentary uses 

to retail within the local/neighbourhood centres 

• The optimum size of a local and neighbourhood centre and the minimum each centre 

should contain. 

• Information that could help to address any retail issues evident in 

Local/Neighbourhood Centres.   

 

4.94 The location of these centres is shown in the map in Appendix 1 and the occupancy of 

the units in each centre is set out in Table 2.14 below. 
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 Table 2.14 - Retail and services in Neighbourhood/Local Centres in Oadby 

 
Category 
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 Number of Units 

Convenience 3 1 1 2 2 3 1 1 3 

Comparison  1 1  2 1   1 

Service 3 5 1 2 4 3 2 2 5 

Vacant 1        0 

Miscellaneous  1   5   1 0 

TOTAL 8 8 3 4 13 7  4 9 

Number of 

multiple retailers 

1   0 1 1 0 1 2 

 

 

4.95 Carlton Drive/Castleton Road Neighbourhood centre:  This local centre is a small 

parade of shops, including a small off-license/grocer and a newsagent. It is located in a 

residential area, near to Leicester Road.   Many of the shop units are in a poor state of 

repair, particularly the vacant unit  - which appeared to have been vacant for some time.  

One shop unit is occupied by a non-business use; a landscaping business.  

 

4.96 Glen Road/Highcroft Avenue Neighbourhood Centre is located to the South of Oadby.  

The centre encompasses; a small parade of shops on Highcroft Avenue, a surgery with 

road access from Glen Road, a Sainsbury’s foodstore and petrol filling station and the 

Oadby Owl public house, located on the opposite side of Glen Road.  Although the centre 

includes the Sainsburys foodstore within its defined boundary, the foodstore has been 

assessed separately for the purpose of this retail assessment and removed from the 

tables heron in.  The town centre uses within the centre are spread out over a wide area 

and they are not well linked together.   For example, the Sainsbury’s store is located 

some distance from the small parade of shops and it is unlikely that shoppers visiting the 

Sainsbury’s store visit the stores in the parade on Highcroft Avenue in the same trip.   

The Oadby Owl is located on the opposite side of a dual carriageway (the A6) and it is 

not easily accessible on foot from the small parade of shops or the Sainsbury’s store. 
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4.97 Gloucester Crescent Shops Local Centre: This centre is anchored by a Sainsbury’s 

Local store, selling a range of convenience goods.  2 takeaways, florist, newsagent, 

barbers, bakery and café.   A large pub and playing fields are located next to the shops.   

The centre has off-street parking spaces on Gloucester Crescent.   

 

4.98 Kelmarsh Avenue - Local Centre:  This centre is located within a residential estate near 

to Wigston town centre.  This small centre contains a newsagent, hairdresser and Indian 

restaurant.   The centre has a number of off-street parking spaces. 

 

4.99 Land at Leicester Road – Neighbourhood Centre.  The Council has identified a range 

of local retail uses and services on both sides of Leicester road.  These uses include a 

hotel, newsagent, pub, hairdresser and an electrical business.    The uses in the centre 

are distributed over a wide area and interspersed with residential uses.    Most uses have 

their own off-street parking.   

 

4.100 Land at Queens Drive - Local Centre:  This is a very small centre located within a fairly 

dense residential area.  It is one of the smallest centres identified by the Council.  The 

centre consists of a small newsagent, hair salon and takeaway.  The centre has very few 

other facilities.   

 

4.101 Little Hill Shops – Neighbourhood Centre: This centre contains a newsagent, 2 

convenience stores, chip shop, hairdresser and the Viking Tun public house.  The centre 

has ample parking and there is an attractive green space between the centre and the 

main route through the Little Hill estate.   

 

4.102 Rosemead Drive Neighbourhood Centre is a small parade of shops providing local 

shops and services.  The centre is located in the centre of a residential area.  It includes 

a newsagent, hair salon and a barber and a chip shop.  The centre also includes a car 

garage.  Playing fields to the rear of the site could provide an opportunity to 

redevelop/extend the centre.     

 

4.103 Severn Road Local Centre:  Severn Road is a small parade located within a quiet 

residential area.  The centre contains only 2 small shops; a pharmacy and convenience 

store.   A public house is located next to the centre with its own off-street parking.  The 

centre is not on a major traffic route.  A bus route to Leicester city centre picks up and 

drops off shoppers next to the centre.   
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Complimentary Retail Uses 

 
4.104 The brief for this study required us to review the potential for complimentary uses within 

the town centres and local centres.  This includes: restaurants, pubs and bars, takeaways 

and other service uses including banks, hairdressers, dry cleaners etc.   The above 

assessment highlights the important role of the Borough’s centres in accommodating 

these uses.  For example, more than 30% of units in Wigston, and over 40% of the units 

in Oadby and South Wigston, are occupied by service uses and the majority of units in all 

of the neighbourhood and local centres were occupied by the service uses. 

 

4.105 In addition, to the above, question 9 of the household interview survey asked 

respondents where they most frequently visit for a night out e.g. 

restaurants/bars/pubs/nightclubs.   Excluding those residents who don’t go for nights out 

or didn’t give a response, the most popular responses were: 

 

• Leicester city centre (34%) 

• Wigston town centre (14%) 

• Oadby town centre (14%) 

• Kibworth centre (5%) 

• Market Harborough town centre (4%) 

• Great Glen centre (4%) 

 

4.106 Other neighbourhood local centres in the Borough that were mentioned included: 

 

• South Wigston town centre (2%) 

• Queens Drive Wigston (0.3%) 

• Kelmarsh Avenue, Wigston (0.2%) 

• Leicester Road, Wigston (0.2%) 

• Little Hill Shops, Wigston (0.2%) 

• Seven Road, Oadby (0.2%) 

 

4.107 This  further confirms the important role that the Borough’s centres play in providing 

additional pubs and restaurants for local residents.   
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Main Foodstores Outside Designated Centres   

 
4.108 In addition to those foodstores identified above within the defined town centere 

boundaries, there are a number of other out of centre facilities which have a significant 

impact of the shopping habits of the Borough.  These include the Asda and Sainsburys in 

Oadby and the Tesco in South Wigston.  These are descried in more detail below.   

 

Asda, Leicester Road, Oadby  

 

4.109 Situated in an edge of centre location to the north east of Oadby town centres, this large 

Asda store and associated surface and decked car park provides a total of 4,628 sq m 

net of shopping floorspace.  In addition to the usual refrigerated, frozen and fresh 

produce range associated with a store of this size, the store also includes a number of 

specialist counters including a deli, fish, meat, bakery, pizza and rotisserie.  It is 

estimated that approximately 20% of the net floorspace is devoted to the sale of non food 

products including George clothing, jewellery, electrical products, household products, 

and DVD/music products.  In addition to the above, the store also includes a pharmacy, 

photo centre and First Choice Travel.    

  

  Sainsburys, Glen Road, Oadby  

 
4.110 Located approximately 1 mile to the south east Oadby town centre, this large modern 

freestanding foodstore and associated surface level car park offers shoppers a total of 

2,973 sq m net of shopping floorspace.  In addition to the wide range of goods typically 

associated with a store of this size, the store also offers customers a number of specialist 

counters including a deli, fish, meat, bakery and salad bar.  It is estimated that 

approximately 20% of the net floorspace is devoted to the sale of non food products 

including Home furnishings, jewellery, electricals, toys, books and DVD/music products.  

In addition to the above, the store also includes a restaurant and pharmacy.    
 

  Tesco, Blaby Road, South Wigston  

 

4.111 Situated in an edge of centre location to the east of South Wigston town centre, this 

Tesco foodstore and associated petrol filling station and car park is a large purpose built 

free standing foodstore.  The foodstore has a net floorspace of approximately 3,600 sq 

m.  The foodstore offers its customers a number of specialist counters including a bakery, 

meat and fish counters.  In addition to these, there is also a café, and photo processing 
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lab.  In terms of the convenience comparison split, we estimate that approximately 30% 

of the total net floorspace is dedicated to the sale of non-food goods.  This non-food 

sales area is used mainly for the sale of electrical goods including TV’s, DVD players and 

white goods, music and DVD products and clothing. 

 

 Summary of Existing Provision 
 

4.112 Wigston town centre contains 132 retail and service units.   The centre’s retail offer 

includes Sainsbury’s, a Co-op department store, Boots, Wilkinsons and Farmfoods.   Aldi 

and B&Q are located on Bull Head Street Retail Park within a short walk of the primary 

shopping area.    The review of the centre’s environment and responses from the 

household survey indicate more could be done to improve the centre environment for 

shoppers. 

 

4.113 Oadby town centre is smaller than Wigston and contains 91 units.  The amount of 

convenience floorspace is well above the national average, reflecting the centre’s role as 

a centre meeting local shopping needs. The survey of the environment indicates that the 

centre is tidy and well looked after.    

 

4.114 South Wigston is the smallest of the Borough’s three town centres.  The centre contains 

61 retail and service units.  The centre has a limited amount of comparison goods 

floorspace and this reflects the centre’s role as a small town centre providing local 

convenience shops and a range of services.  The household interview survey and the 

survey of the environment indicated that shoppers thought that the centre was 

unattractive and in need of improvement.   

 

4.115 The Council has identified 5 neighbourhood centres and 4 local centres within the 

Borough.    These centres provide local shops and services to meet the needs of 

residents in different areas of the Borough.    

 

4.116 Food shopping in the Borough is dominated by large out of centre foodstores comprising 

of Asda, Leicester Road, Oadby; Sainsburys, Glen Road, Oadby and Tesco, Blaby Road, 

South Wigston.   
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5.0 QUANTITATIVE ASSESSMENT 

 

 

5.1 A key requirement of the brief for this study is an assessment of the need and capacity 

for additional retail floorspace in Oadby and Wigston.  This is consistent with the advice 

in PPS6 that retail policies in Local Development Frameworks should be based on an up 

to date assessment of need.  

 

5.2 In order to assess the quantitative need for development a retail capacity assessment 

has been undertaken for the Borough.  In accordance with the brief and the advice in 

PPS6 the assessment of need is based on the broad categories of convenience and 

comparison floorspace.  Separate assessments for each sector have been undertaken.  

Tables relating to comparison goods are included at Appendix 3 and to convenience 

goods at Appendix 4.  In accordance with the brief the assessment is for the period to 

2016 and 2026.   However, the demand for retail floorspace is largely dependent on the 

state of the economy generally, both nationally and locally which is difficult to predict with 

any certainty.  Any long term forecasts are therefore subject to a wide margin of error.  

The forecasts beyond 2016 are therefore, to a large extent, illustrative and should be 

subject to monitoring and review as necessary. 

 

5.3 The assessments are based on the following key steps: 

 

1. Define an appropriate catchment area and the zones within it. 

2. Apply expenditure per head estimates to population estimates to determine the total 

available expenditure on comparison goods and convenience goods in the study 

area zones. 

3. Determine existing and committed convenience/comparison goods floorspace 

provision in the study area. 

4. Apply market share data derived from the household survey to the zonal expenditure 

data to derive estimates of actual turnover of existing centres and stores and leakage 

to centres and stores elsewhere. 

5. Compare the available expenditure to actual turnover of existing and committed 

provision to assess retention rates within the zones. 

6. Assess the potential to increase market penetration in the catchment area through 

claw-back of expenditure and hence the level of potential surplus expenditure in 2016 

and 2026. 
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7. Apply average turnover to floorspace ratios to the identified surplus to determine 

levels of supportable floorspace. 

 

Study Area 

 

5.4 The study area used for the assessment is shown on the plan at Appendix 1 and is 

defined on the basis of postcode sectors.  It includes 5 zones in which residents are likely 

to have similar shopping patterns.  Zones 1 – 3 correspond broadly to the Borough 

boundary with zones 4 and 5 covering the rural areas to the south of the Borough.  The 

inclusion of areas outside the Borough, for example in the area of Kibworth, 

Countesthorpe and Fleckney, allows the inflow of expenditure to stores in the Borough to 

be assessed.     

 

 5.5 Given the nature of the settlement pattern in the Borough there is a significant degree of 

overlap in the catchment area of the main centres and stores.  However, each zone 

represents an area within which the shopping patterns of the population are likely to be 

relatively uniform.  The study area as a whole will encompass the majority of the 

catchment areas of the main centres although there will be a degree of leakage to higher 

order centres and facilities including Leicester City Centre and Fosse Park.  The results 

of the household survey allow the extent of outflow to these centres to be determined. 

 

 

 Comparison Goods Assessment 

 

  Population and Expenditure 

 

5.6 We have used our in-house Experian Retail Planner package to produce estimates of 

retail expenditure per head and population for each of the five study area zones.  The 

expenditure estimates take account of the socio economic characteristics of the 

population within each zone.   The expenditure and demographic reports for each zone 

are included at Appendix 5 and relevant data extracted from these reports is included in 

the quantitative assessment tables.  An explanation of the methodology used in deriving 

the expenditure data is included in Appendix 6.   

 

5.7 The population data included in Table 1 (Appendix 8) shows a total population for the 

study area in 2008 of over 111,000.  The Experian package also provides projections of 
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population for the Zones to 2026.  The projections indicate an increase in population in 

each zone and indicate that the total population of the study area will rise to just under 

116,000 by 2016 representing a 5% increase over the period 2006 to 2016.  By 2026 the 

population is forecast to rise to almost 123,000.  

 

5.8 The comparison goods expenditure per head estimates shown in  Table 2 show 

significant variations between the 5 zones.  Expenditure is highest in the rural zone 4 to 

the east where expenditure per head is 8.2% above the national average reflecting the 

socio economic characteristics of the  area. In other zones expenditure levels are about 

the national average with the exception of Zone 3 which is 13% below the national 

average.  We have applied a growth rate of 3.8% pa to the base expenditure estimates to 

derive forecasts of expenditure per head in each zone to 2016 and 2016  The growth rate 

is derived from Experian Retail Planner Briefing Note 5.  This growth rate takes into 

account the current slowdown in the economy which, in the short term, is likely be 

reflected in limited growth in retail expenditure.  Analysis of past trends suggests that in 

the medium to long term a growth rate of about 4% pa is likely to be achieved. 

 

5.9 Not all retail expenditure will be spent in retail shops.  A proportion is spent through other 

means including mail order and internet shopping.  Experian Retail Planner Briefing note 

indicates that expenditure by Special Forms of Trading (SFT) is forecast to rise from 

8.8% in 2006 to 14.4% in 2014, principally as a result of the growth in internet shopping.  

This has the effect of reducing the rate of growth in expenditure available to support retail 

floorspace.  This reduction is represented in Tables 2 and 3. 

 

5.10 Combining the population and expenditure per head data gives a total comparison goods 

spending power of £335.19m in 2008 rising to £482.03m by 2016 and £762.61m by 2026  

(Table 4).  This indicates growth of £146.84m in the period 2008 – 2016 and £427.42m in 

the period 2008 to 2026.  This represents a substantial level of growth which will be a key 

determinant of the scale of the requirements for additional floorspace in the Borough. 

 

5.11 Shoppers in the study area will have different shopping characteristics for different 

categories of comparison goods.  For example, there is limited provision of furniture 

stores in the Borough and so there is likely to be a significant outflow of spending on 

these goods.  To assist the modelling of expenditure flows we have therefore split the 

total comparison goods expenditure in each zone into 4 categories.  The percentage split 
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for these categories derived from the Experian Expenditure Reports for the area are as 

follows.   

 

Goods category Percentage split 

Furniture/ Carpets/ Household 

Furnishings 

17% 

Electrical Goods 20% 

DIY/ Gardening / Decorating 9% 

Clothing and footwear and related goods 54% 

Total 100% 

 

The amount of available expenditure within each zone divided into these categories is 

shown in Table 6. 

 

Market Shares and Expenditure Flows 2008 

 

5.12 The household survey included questions relating to centres used for spending on the 

four categories of comparison goods identified above.  Table 7 shows the derived market 

shares for the furniture, carpets and household furnishings sector.  For example, in Zone 

1, of the total of 128 responses achieved from the survey, 9 (about 7%) indicated  that 

they buy those goods in Oadby town centre.  Oadby town centre is therefore estimated to 

achieve a market share of 7% in this category of goods within zone 1.  In Table 8 the 

market shares from Table 7 are applied to the 2008 expenditure figures in Table 6 to 

derive estimates of actual expenditure flows between zones and centres / stores.  For 

example, the expenditure on furniture, carpets and household furnishings in Zone 1 is 

£12.56m.  The survey indicates that 7.03% (£0.88m) of this is spent in Oadby Town 

Centre.  By adding the spending from each zone it is possible to estimate the total 

turnover of a particular centre or store  in a particular category of goods. 

  

5.13 In Tables 9 and 10 a similar exercise is undertaken for electrical goods, 11 and 12 relate 

to DIY and related goods and 13 and 14 relate to clothing and footwear and related 

goods.  By adding the expenditure flows from the respective goods categories it is 

possible to estimate the total turnover of individual centres and the overall level of 

expenditure retained by centres and stores in the Borough.  This is shown in Table 15. 
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5.14 This table shows that within the Oadby zone (zone 1) Oadby town centre attracts only 8% 

of available expenditure on comparison goods with a similar amount being spent in 

Wigston town centre.  Within the Wigston zone (zone 2) Wigston town centre attracts 

24% of available expenditure.  Overall, the analysis suggests the follows expenditure 

pattern in comparison goods. 

 

Centre Market Share in Study 

Area 2008 

Comparison goods 

expenditure (£m) 

Oadby town centre 3% £7.54m 

Wigston town centre 14% £40.59m 

South Wigston town centre 1% £3.27m 

Other centres and stores in the 

Borough 

3% £7.77m 

Outside Borough 80% £235.46m 

Total Expenditure in Study area 100% £294.64m 

 

5.15 It can be seen from this that Wigston is the most popular centre for comparison goods 

sales in the Borough attracting 14% of study area expenditure.  Oadby town centre has a 

limited attraction for comparison goods attracting only 3% of expenditure. South Wigston 

attracts only 1% of expenditure reflecting its more local role.   There is limited comparison 

goods provision in out of centre locations in the Borough and this is reflected in the 

market share of 3% which the survey indicates relates mainly to the comparison goods 

element of the out of centre supermarkets in the area – Sainsburys, Tesco and Asda. 

 

5.16 A significant feature of the analysis is the amount of outflow from the Borough to centres 

and stores outside the area.  The analysis indicates that about 80% of available 

expenditure (£235.46m) is spent outside the area.  The survey results indicate that the 

bulk of this outflow is accounted for by Fosse Park and Leicester City Centre.   

 

  Comparison Goods  Turnover and Floorspace 2008 

 

5.17 In Table 16 we have combined the derived turnovers for the three main centres in the 

Borough with data on the sales area to derive estimates of turnover per square metre.  

Estimates of turnover per square metre can provide an indication of the trading strength of 

a centre and in particular whether it is “overtrading” i.e. achieving a higher turnover than is 

necessary to maintain its general viability.  Generally speaking one would expect turnover 

ratios to increase with the size of centre.  This analysis indicates that Wigston town centre 
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is achieving the highest turnover ratio followed by Oadby and South Wigston.  These 

turnover ratios reflect the relative positions of these centre in the hierarchy and do not 

indicated any significant overtrading.  

 

   Capacity for Additional Comparison Goods Floorspace 2016 and 2026 

 

5.18 Table 17 sets out our assessment of the capacity for additional comparison goods retail 

floorspace in the period to 2016 and 2026.  As indicated above, retail floorspace forecasts 

involve a number of inputs, some of which are difficult to predict with certainty over the 

long term.  We consider our forecasts to 2016 are generally robust.  However, the 

forecasts to 2026 should be regarded as indicative and will need to be reviewed in due 

course. 

 

5.19 We have assumed that the market share of available expenditure will remain constant at 

the assessed 2008 level of 20%.  It is anticipated that there will continue to be a 

significant proportion of expenditure leakage from the area, particularly to Leicester City 

Centre and Fosse Park as indicated by our surveys.  Given that those centres are likely to 

continue to upgrade their retail offer over time it seems unlikely that a retail development 

could take place in Oadby and Wigston which would fundamentally shift the position of its 

main centres relative to higher order centres.  We therefore consider the assumption of a 

constant market share of an increasing pool of expenditure to be a cautious but realistic 

basis for the assessment.  Adopting this assumption we estimate that the total pool of 

expenditure available to support stores in Oadby and Wigston will increase from £59.18m 

in 2008 to £82.87m in 2016 and £131.11m in 2026.   

 

5.20 Not all the additional expenditure will be available to support new floorspace.  A proportion 

will be absorbed by increases in the turnover efficiency of existing floorspace.  Based on 

research undertaken by Experian we have assumed in Table 17 that existing floorspace 

will increase its efficiency by 2% pa over the forecast period.  This has the effect of 

reducing the pool of expenditure available to support new floorspace.  Taking this into 

account we estimate there will be an additional £17.54m of surplus expenditure by 2016 

and a further £58.98m by 2026.  How much floorspace this will support will depend on the 

nature of the floorspace proposed.  However, applying an approximate average turnover 

ratio for existing  centres indicates a total floorspace requirement of 5878 sq m net by 

2016 and 17906 sq m net by 2026.  At present there are no significant commitments that 

would contribute to meeting this requirement. 
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Split between settlements 

  

5.21 This study has been prepared as a district-wide assessment to cover all retail floorspace 

in the Borough.   However, we have considered how the need for new floorpsace could be 

divided between the Borough’s three main centres on the basis of the amount of existing 

floorspace in the existing centre.  As the largest centre, the majority of the capacity 

identified is directed to Wigston.  The results are summarised in the table below.    

 

  
Existing 

floorspace 

Need for new 
floorspace by 
2016 

Need for new 
floorspace by 
2026 

Oadby 4801 1482 4514 

Wigston 12517 3863 11768 

South Wigston 1728 533 1625 

  19046 5878 17906 
 

5.22 It is important to note that this split is for illustrative purposes only.  In developing and 

implementing the Council’s and Local Strategic Partnership’s spatial vision for the 

Borough and in particular the town centres, it is likely that there will be some variance in 

where the new floorspace is ultimately delivered.    

 

 

Convenience Goods Assessment 

 
5.23 This assessment follows the conventional methodology as set out above and assesses 

the capacity for additional convenience goods floorspace on the basis of the following 

potential sources of turnover: 

 

• Expenditure growth as a result of changing population and expenditure per head 

• Diverting any “overtrading” relative to company average levels from existing 

stores 

• Clawback of expenditure which is currently spent in competing stores and 

centres 

 

5.24 Factors such as queues at checkouts and congested stores can indicate that a particular 

store is achieving a higher turnover than should be reasonably expected to support a 

store of that size.  This is referred to as overtrading.  In the case of Oadby and Wigston 
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we have not identified any indicators of overtrading at existing stores which might in itself 

indicate a need for additional floorspace in the Borough.  In particular, the major 

supermarkets throughout the Borough appear to be capable of accommodating their 

existing levels of trade without affecting customer convenience.  Furthermore the 

quantitative assessment does not indicate any overtrading. 

 
Study Area Population 

 

5.25 We have adopted the same expenditure zones for the convenience goods assessment 

as for the comparison goods assessment and the relevant population estimates and 

forecasts are shown in Table 1 of Appendix 3. 

Available Expenditure 

 

5.26 Applying Experian expenditure per head data for the study area zones indicates total 

convenience goods spending in the area of about £176.6m in 2008 rising to £191.15m 

by 2016 and £216.94m by 2026 (Table 4).  This level of growth is well below that 

identified from the comparison goods sector reflecting the significantly lower projected 

expenditure per head growth.  

 

Baseline Expenditure Patterns and Turnover of Existing Stores 2008 

 

5.27 As a basis for the assessment of convenience goods capacity we have developed a 

model of the baseline shopping patterns in the area.  This involves applying the results of 

the household survey to the zonal expenditure calculations to derive estimates of the 

actual turnover of existing centres and individual stores.  The household survey included 

separate questions relating to destinations for “main food” and “top up” shopping.  The 

available expenditure within each zone has been divided between the two categories on 

the basis of a 75%:25% split as shown in Table 5.   

 

5.28 The main food shopping market shares derived from the survey are shown in Table 6.  

This table highlights a number of significant features.  Firstly, it shows that food shopping 

patterns are dominated by large foodstores operated by 4 main stores in the Borough – 

Asda  and Sainsburys in Oadby, Sainsburys in Wigston town centre and Tesco in South 

Wigston.  Together these 4 stores account for about 61% of main food expenditure.  Of 
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the stores outside the Borough, Asda and Sainsburys at Fosse Park are the main 

attractions accounting for a further 13% of expenditure between them.   

 

5.29 Table 7  applies the main food market shares to the zonal expenditure figures to the 

zonal market shares to derive the trade draw pattern to the main stores and centres.  

Tables 8 and 9 undertake a similar process for top up shopping. In Table 10 we have 

combined the main and top up expenditure flows to derive estimates of the actual 

turnover of centres and stores in the Borough.  From this it can be seen that Wigston 

town centre has the highest convenience turnover of the main centres reflecting the 

presence of the Sainsburys store in particular.  Overall, the analysis indicates that stores 

in the Borough achieve a total turnover of £122.92m out of a total available expenditure 

of £176.6m.   This indicated the stores in the Borough are currently retaining about 70% 

of convenience expenditure.  This represents a high degree of retention which suggests 

the area is already well served by supermarket provision.  Furthermore the survey results 

suggest that provision is fairly evenly distributed throughout the Borough with no obvious 

areas of deficiency.   

 

5.30 The analysis indicates an overall turnover per sq m for stores in the Borough of £7120 

which does not indicate any significant degree of overtrading which might indicate an 

overall under provision of floorspace.   

 

Capacity for Additional Convenience Goods Floorspace 2016 to 2026 

 

5.31 In Table 11 we have estimated the capacity for additional floorspace in the study area 

over the forecast period.  The existing level of expenditure retention is high at 70% and 

we do not foresee the potential to increase this further, particularly given the proximity of 

some zones to other centres and stores.  Since there is no evidence of significant 

overtrading overall in existing stores the only source of expenditure to support additional 

floorspace is therefore the modest growth in available expenditure.  Based on this growth 

we estimate that, before taking account of commitments, there could be a surplus of 

£10.13m by 2016 and £17.95m by 2026.  The amount of floorspace this will support will 

depend on the nature of the floorspace proposed.  However, assuming the average 

turnover per sq m of existing floorspace applies (£7120) this would equate to a 

requirement for 1422 sq m net by 2016 and a further 2521 sq m net by 2026. 
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Split between settlements 

 
5.32 As for comparison goods, we have split the need for convenience floorspace between the 

Borough’s 3 key centres.   It is important to note that this split is for illustrative purposes  

only.  In developing and implementing the Council’s and Local Strategic Partnership’s 

spatial vision for the Borough and in particular the town centres, it is likely that there will 

be some variance in where the new floorspace is ultimately delivered.   The results are set 

out in the Table below: 

   

  
Existing 
floorspace 

Need for new 
floorspace by 
2016 

Need for new 
floorspace by 
2026 

Oadby 2015 394 699 

Wigston 4505 881 1562 

South Wigston 751 147 260 

Total 7271 1422 2521 
 
5.33 Similar to comparison goods, the largest amount of retail floorspace is directed towards 

Wigston.     

 

5.34 Finally, It is important to note that these forecasts are intended to be exploratory rather 

than prescriptive; and as an indication of the likely order of magnitude of future shop 

floorspace capacity (if forecast trends are realised), rather than as absolute statements of 

need or rigid limits for future growth.    All the forecasts should be reviewed periodically 

and revised as necessary in light of actual population and expenditure growth and new 

development within the Borough.  
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6.0 CONCLUSIONS AND RETAIL STRATEGY RECOMMENDATIONS 

 

 

 The Current Position  

 

6.1 The main retail provision in the Borough comprises the three main centres of Oadby, 

Wigston, and South Wigston.  In addition there are nine neighbourhood / local centres 

and three out of centre foodstores operated by Asda, Sainsburys and Tesco.  The 

neighbourhood / local centres provide limited provision suitable for day to day service 

shopping requirements.  There is no significant non-food retail warehouse provision in out 

of centre locations within the Borough.  However, Fosse Park situated to the west of the 

Borough is heavily used by Oadby & Wigston residents.  In addition, Leicester City 

Centre attracts a significant proportion of comparison goods expenditure from the 

Borough.   

 

6.2 The household survey results indicates there is a high degree of self containment in 

terms of food shopping provision and the existing supermarkets do not demonstrate any 

significant problems in terms of overtrading.  The foodstores are fairly evenly distributed 

throughout the Borough with no obvious areas being deficient in terms of access to such 

facilities.   

 

6.3 However, in terms of comparison goods the household shopper survey demonstrates 

high leakage to centres elsewhere, particularly Leicester City Centre and Fosse Park.  

The strength of these centres will limit the potential to strengthen the comparison goods 

retail offer in Oadby & Wigston centres.   

 

6.4 Analysis of retailer requirements indicates very limited demand at present from national 

multiples for representation in the Borough’s centres.  However, this is something we 

would expect in centres of this size and position in the retail hierarchy.     

 

 Capacity for Additional Floorspace  

 

6.5 We have undertaken a conventional capacity assessment which involves forecasting of 

the  expenditure in the area and the amount that would be available to support new 

floorspace over the period to 2026.   In this assessment we have assumed that the 

overall market share of available expenditure achieved by centres in the Borough will 
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remain constant at the assessed 2008 level of 20%.  It is anticipated that there will 

continue to be a significant proportion of expenditure leakage from the area, particularly 

to Leicester City Centre and Fosse Park as indicated by our surveys.  Given that those 

centres are likely to continue to upgrade their retail offer over time it seems unlikely that a 

retail development could take place in Oadby and Wigston which would fundamentally 

shift the position of its main centres relative to higher order centres.  However, in order to 

maintain its role and function within the retail hierarchy, the Borough would need to 

upgrade its own centres in accordance with the strategies identified in the Town Centre 

Masterplans.  We therefore consider the assumption of a constant market share of an 

increasing pool of expenditure to be a cautious but realistic basis for the assessment.   

 

6.6 Our assessment indicates the following indicative requirements for additional floorspace 

over the forecast period for the Borough as a whole. 

 

Sector 2008-2016 

Sq m net 

2008-2026 

Sq m net 

Convenience Goods 1422 3944 

Comparison Goods 5878 17906 

 

6.7 These figures should be used as a general guide to the scale of development which 

should be accommodated by 2026 in accordance with the requirements of the sequential 

approach to site selection.  In producing these forecasts we have used our best 

estimates of the various assumptions used including expenditure per head growth, 

productivity growth, etc.  However, some of these assumptions are difficult to predict with 

certainty and therefore the actual level of supportable floorspace may vary from these 

figures.  The assumptions which underline the forecasts should be periodically reviewed.  

The amount of floorspace proposed will also vary according to the nature of the 

floorspace proposed.  A development with a high trading density will take up more of the 

identified expenditure surplus than the same amount of floorspace with a low trading 

density.   Whilst there will be some flexibility in terms of the amount of floorspace to be 

accommodated in each centre the retail strategy should ensure that the relative positions 

of the main centre is maintained with no individual centre seeking to capture a 

disproportionate share of the available floorspace capacity. 
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6.8 It is important to note that the above requirements for additional floorspace does not take 

account of  potential take up of vacant floorspace.  However, our assessment indicates 

that vacancy levels in the town centre and the Borough centres are relatively low.  Given 

that there will always be an element of “transitional” vacancies in most centres we do not 

consider there is any significant scope for part of the identified floorspace requirement to 

be accommodated by take up of vacant floorspace. 

 

6.9 In terms of convenience goods, the assessment indicates the Borough already has a 

good provision of large stores in both quantitative and qualitative terms.  There is no 

overall overtrading in existing stores and there is little or no scope for clawback of the 

small amount of expenditure lost to centres and stores elsewhere.  We conclude there is 

therefore only a modest floorspace requirement over the forecast period.  Where possible 

any space capacity should be directed to the existing designated centres as discussed 

below. 

 

6.10 Government guidance requires that where a need for additional floorspace is identified it 

should be accommodated in accordance with the sequential approach to site selection.   

This means giving priority to development in and around the town centre where 

opportunities arise. 

 
 

Wigston Town Centre 
 

6.11 Wigston town centre is the largest centre in the Borough and contains a number of 

multiple retailers, including Boots, Sainbury’s, B&Q and Wilkinson.  However, the centre 

contains few of the key retailers usually expected in a key town centre, for example Next, 

WH Smith etc.  The centre also contains a high number of discount retailers.   

 

6.12 The size of the centre and limited number of available retail sites means that it will be 

difficult for the centre to compete with nearby Leicester and Fosse Park in attracting 

some of the “high-end” multiple retailers. 

 

6.13 Notwithstanding this limiting factor there is some scope for additional retail floorspace 

within the centre over the plan period.   

 

6.14 The draft Wigston Town Centre Area Action Plan identifies an area behind the existing 

retail core to accommodate new development.   This area covers the area to the rear of 
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the centre’s main shopping streets; Leicester Road and Bell Street.  Our own assessment 

confirms that this area probably represents the best option in terms of sites available to 

accommodate expansion of the centres retail offer.   

 

6.15 The masterplan proposals do not include the scale of retail development on this site.  

however, our capacity assessment indicates there would be scope for a modest retail 

scheme to be accommodated in this area.   

 

6.16 Food shopping in Wigston town centre is provided by the Sainsbury’s store. The building 

is considered to be dated and likely to reach the end of its economic life during the period 

covered by our assessment.  Clearly the continued presence of a major foodstore anchor 

for the town centre is vital to its continued viability.  The capacity assessment indicated 

there would be scope for an enlarged foodstore in the town centre and we would 

recommend that the opportunity to accommodate an enlarged redeveloped store with 

improved car parking be fully explored as part of any proposal for town centre 

redevelopment.    

 

6.17 In considering whether the masterplan proposals are achievable we would make the 

following comments: 

 

- The site is in an excellent location.   

- If the Council does not own the site it may be more difficult to bring the site forward for 

development.  The previously vacant supermarket unit has more recently been taken 

over by Wilkinsons who were previously located on Long Street. 

- Further market testing is required for the size of units that can fit in the scheme.  It may 

become necessary to amend the layout to accommodate the requirements of larger 

retailers. 

- In promoting this scheme through the LDF, the Council should consider carefully which 

retailers would be willing to take space in the new units.  Changes in the retail offer of the 

centre together with public realm improvements could make the centre more appealing to 

higher order national retailers.   

 

 
Oadby town centre 

 
 
6.18 Oadby town centre has a reasonable convenience retail offer within the centre which is 

enhanced by the Asda foodstore on the edge of the centre which is an important 

attractor.  The main stores within the centre are a Marks & Spencer Simply Food and Co-
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Op.  Although these stores include a reasonable range of goods combined, they are not 

considered to be capable of providing a range of goods for main food shopping which is 

capable of competing with the larger supermarkets.  The amount of convenience 

floorspace and lack of major comparison retailers reflects the centre’s role as a centre 

meeting more local shopping needs than Wigston town centre. 

 

6.19 The preferred option Masterplan set out in the Oadby Town Centre Action Plan – 

Preferred Options Report, shows the main retail opportunities as: 

 
o An extension of the retail core along Chestnut Avenue and the adjoining car park; 

and, 

o Some additional floorspace in the parking area to the rear of the Parade. 

 
6.20 We consider that these are appropriate locations for new retail development, given their 

proximity to the retail core.  Although the size of units is consistent with the strategy for 

Oadby, which focuses largely on independent retailers, the units should be designed with 

flexibility in mind, thus allowing their conversion to accommodate larger national retails if 

necessary.  In addition to this, the redevelopment of existing units on the Parade could 

also be explored to provide larger format units.   

 
  

South Wigston Town Centre 
 
 

6.21 The South Wigston Regeneration Masterplan suggests that the Council should continue 

to focus development on the existing retail core (Blaby Road). We agree that this is the 

most appropriate way forward for the centre which is likely to have limited development 

potential.     

 

6.22 Local Planning policies should encourage A1 uses along this frontage and resist 

conversion of these units to other uses unless the proposed use will provide an active 

frontage at street level. 

 

6.23 We consider that it will be difficult to attract significant new retailers to South Wigston and 

that there is limited opportunity to accommodate new development within the centre.  The 

strategy for the centre should therefore focus mainly on enhancement of the shopping 

environment. 
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 Note on Town Centre Masterplan floor areas 
 
6.24 Finally, section 5 provides an indication of how the need for new floorspace could be split 

between settlements.  This is summarised in the tables below:   

 

 Comparison forecasts by centre 

  
Existing 

floorspace 

Need for new 
floorspace by 
2016 

Need for new 
floorspace by 
2026 

Oadby 4801 1482 4514 

Wigston 12517 3863 11768 

South Wigston 1728 533 1625 

  19046 5878 17906 
 

Convenience forecasts by centre 

  
Existing 
floorspace 

Need for new 
floorspace by 
2016 

Need for new 
floorspace by 
2026 

Oadby 2015 394 699 

Wigston 4505 881 1562 

South Wigston 751 147 260 

Total 7271 1422 2521 
 

 

6.25 We understand that the Oadby and Wigston Town Centre Area Action Plan proposals 

maps allow for more shop floorspace than set out in the above forecasts.  However, the 

Council should not amend the current plans for additional floorspace, over and above this 

forecast, that are set out in the Area Action Plans   As explained in section 5, the 

forecasts set out in this report are based upon existing shopping patterns and do not take 

into account any increases in town centre market share.  Currently the Borough’s centres 

only retain 18% of available expenditure from the catchment area (para 5.14 above).   

This means that there is a significant amount of expenditure that could be ‘clawed-back’ 

by the Borough’s centres through new retail attractions.     New retail floorspace has the 

potential to increase each centres’ market share from the available expenditure, provided 

that this floorspace meets retailers’ requirements and the new operators increase the 

attractiveness of the centre to shoppers.  The package of new facilities and 

environmental improvements proposed in the Area Action Plans should also help achieve 

this.   
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Local and Neighbourhood centres 
 
 
 
6.26 Some of the need identified for convenience floorspace should also be directed towards 

local and neighbourhood centres over the plan period.  Our review of the Council’s 

existing centres indicates that the following neighbourhood and local centres have the 

potential to expand to accommodate additional development: 

6.27 Rosemead Drive neighbourhood centre: There is space to the rear of the centre and 

low density uses on either side of the parade, these include a car sales centre and a 

church.  These low density uses could be redeveloped to provide additional retail 

frontage on the ground floor with residential or community uses above.   The space 

behind the centre could also contribute to a redevelopment or extension of the centre. 

 

6.28 Carlton Drive/Castleton Road neighbourhood centre:  This centre is in need of 

refurbishment.  The open space behind the centre could be used to extend a 

redeveloped centre alongside new community uses, opening up a new link to the open 

space behind the centre. 

 

6.29 Little Hill Shops neighbourhood centre:  The open space next to the centre could be 

used to provide an extension to the centre.  The location of this centre on a bus route will 

ensure that the centre remains easily accessible to local residents without access to 

a car.  The extension to the centre could provide new shop floorspace or provide 

additional community facilities. 

 

6.30 Gloucester Crescent local centre: This centre is anchored by a small Sainsbury’s food 

store.  Land around the pub next to the centre and open space to the rear could provide 

the opportunity for additional development including complimentary retail uses or 

residential development. 

 

6.31 Land at Leicester Road:  Retailers prefer locations on main traffic routes where they are 

highly visible to passing business.   This is a fairly disjointed centre with uses dispersed 

along the main route.  The Council should therefore continue to encourage the 

development of town centre uses along this frontage.  Development plan documents 

could also explore opportunities to encourage pedestrians to cross Leicester Road 

between the two sections of the centre. 

 

6.32 These centres could all accommodate modest additional development.  This could 

include new retail units or through extensions to existing convenience stores.  National 
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economic trends in retail development indicate that multiple retailers are increasing the 

number of smaller convenience stores  

 

6.33 A small convenience store operated by a multiple retailer will usually have a floor area of 

around 280 sq m (approx. 3,000 sq ft).   Development plan policies could also encourage 

additional town centre uses in these locations or promote these for other services and 

community uses that the Council need to identify sites for.  This may include; a health 

centre, local library, post office or community hall.  The other centres reviewed were 

surrounded by residential uses with limited expansion potential.     

 

 The optimum size of a local centre 

  

6.34 As part of the project brief, the Council requested advice on the optimum size for a local 

or neighbourhood centre and the minimum each centre should contain.  We would 

recommend that all of the Borough’s smaller centres are reclassified to match the 

definitions set out in Annex A of PPS6.   As explained in PPS6 (Annex A).  Local centres 

are defined as: 

 

“Local centres include a range of small shops of a local nature, serving a small 

catchment.  Typically local centres might include, amongst other shops, a small 

supermarket, a newsagent, a sub-post office and a pharmacy.  Other facilities could 

include a hot-food takeaway and laundrette.”   

 
6.35 Our review set out in Section 2 confirms that all of the local and neighbourhood centres 

meet the PPS6 definition of a local centre.   The Council may also wish to consider 

whether or not some of the existing local or neighbourhood centres should be reclassified 

as a district centre.  PPS6 defines a district centre as: 

 

“District centres will usually comprise groups of shops often containing at least one 

supermarket or superstore, and a range of non-food superstore, and a range of non-retail 

services such as banks, building societies and restaurants, as well as local public 

facilities such as a library”. 

 

6.36 One example is Glen Road/Highcroft Avenue neighbourhood centre.  This centre 

contains Sainsbury’s, a small parade of shops and other uses including a public house.   

These uses are not well connected and it is unlikely that shoppers visiting Sainsbury’s 

would also visit the parade of shops in Highcroft Avenue.  Users of the Oadby Owl public 

house on the opposite side of Glen Road would also be unlikely to visit the other shops 
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during the same visit.  Alternatively, the small parade on Highcroft Avenue could be 

reclassified as a local centre with the remaining uses identified separately unless more 

visible links between the different uses are established. 

 

 

 Pennbury Eco Town  

 

6.37 In July 2007, the Government announced an intention to enable up to ten new eco-towns 

of at least 15-20,000 homes.  Initial bids for selection by the Government were reviewed 

in March 2008 as part of the process of announcing 15 preferred (shortlisted) sites in 

April 2008.  The Pennbury site (promoted by the Co-operative Group) in South East 

Leicester is one of these locations that are currently being considered.  The proposal is 

for a site to the east of Oadby which lies mainly within Harborough district.  The proposed 

eco-town of 12,000-15,000 homes would accommodate up to 36,000 people on a site of 

750ha on a land-holding totalling 1720ha.  The Eco Town will comprise a central “hub”, 

supported by up to four local centres and facilities to meet the needs of its residents.    By 

comparison, the Oadby population zone used in our assessment has a population of 

approximately 28,000. 

 

6.38 In June 2008 Nathaniel Litchfield & Partners (NLP) were appointed to prepare a Interim 

Retail Technical report.  The report provided an analysis of retail issues including the 

level of retail floorspace that will be required, split and type.   

 

6.39  The report concludes that the total available expenditure in 2026 will be £68.33m and 

£184.14m for convenience and comparison goods respectively.  The study estimates the 

eco town will retain 80% (convenience) and 50% (comparison) of this expenditure with 

20% and 50% respectively being lost to other centres as leakage.   The high retention 

rate for convenience goods is based on the assumption that there will be more than one 

large foodstore within the eco town.  These retention rates results in a total of £54.66m 

and £92.07m of convenience and comparison goods respectively (in 2026) to support 

retail floorspace within the eco town.   

 

6.40 Based on the above available expenditure, the NLP report concludes that there will be a 

gross requirement in 2026 to provide 11,185 sq m and 23,608 sq m of convenience and 

comparison floorspace.   
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6.41 Since the eco town is still going through a number of options including locating the retail 

floorspace within one centre or within a number of satellite centres, there are a number of 

implications this may have on the retail hierarchy in Leicestershire.  If the first option is 

progressed i.e. there is one main centre, then the proposed floorspace would result in a 

centre which is larger than either Wigston or Oadby.  This would clearly effect these 

town’s position in the current retail hierarchy.  One of the key aims of eco towns is to 

ensure self containment as far as possible, including in terms of retail provision.  

However, given the proximity of the proposal to the existing urban area and existing 

shopping centres including Oadby there will be a significant overlap with existing 

catchment areas.  From the information currently available the potential effects on 

centres in Oadby & Wigston is difficult to predict with certainly.  A proportion of the 

expenditure generated by residents of the eco town may be available to support existing 

centres including Oadby.  However, the retail proposals within the scheme would 

counteract that positive effect.  The net effect will be dependent on the nature, scale and 

location of the new facilities relative to existing centres.  We would recommend that the 

proposals are carefully monitored to ensure there is a net positive benefit for centres in 

the Borough and Oadby town centre in particular.  The provision of a significant retail 

element within the eco town in advance of housing provision would be a particular 

concern and a mechanism should be put in place to ensure this does not occur. 

 

6.42 The NLP study identifies a number of areas for further analysis including the phased 

development of the retail offer to ensure a balance between the eco town’s resident 

population and available shops and services.  The issue of “impact” on existing centres is 

not identified as a area of further analysis.  We would recommend that the impact of the 

eco town’s retail offer is fully assessed to ensure that there is no negative effect on other 

existing centres in particular Oadby & Wigston.   


