
SOCIO ECONOMIC STATEMENT 

Full Planning Application for the Erection of a B8 Distribution Hub with Ancillary Offices, 
Quality Control Office and Canopy, Maintenance Units, and Gatehouse, and Associated 
Infrastructure and Landscaping 

Land at Wiggs Farm, Station Road, Bardon 

On behalf of: 
Barberry Bardon Limited 

Prepared By: 
Sam Silcocks BSc (Hons) MA MRTPI 
Harris Lamb | Grosvenor House | 75-76 Francis Road | Edgbaston | Birmingham B16 8SP 
Telephone: 0121 455 9455   Facsimile: 0121 455 6595    E-mail:  sam.silcocks@harrislamb.com 

Job Ref: P8201  Date: 15th May 2025



 

SOCIO ECONOMIC STATEMENT  

 

LAND AT WIGGS FARM, STATION ROAD, BARDON 
 
_______________________________ 
 
Main Contributors 
Sam Silcocks (Hons) MA MRTPI 
_______________________________ 
 
Issued By 

Signature:  
 
Print Name: Sam Silcocks 
 
Date: 15th May 2025 
_______________________________ 
 
Approved By 

Signature:  
 
Print Name: Delilah Green  
 
Date: 15th May 2025



 

 
CONTENTS 

 
 
1.0 INTRODUCTION 
 
2.0 SITE LOCATION AND DESCRIPTION 
 
3.0 PLANNING HISTORY 
 
4.0 THE PROPOSED SCHEME 
 
5.0 RELEVANT PLANNING POLICY CONSIDERATIONS 
 
6.0 CASE FOR THE SCHEME 
 
7.0 CONCLUSIONS  
 
 
APPENDICES 
 
Appendix 1 : Site Search Statement 
 
 
 



 
 

 
 
Job Ref: P8201  1 Date: 15th May 2025 

1.0 INTRODUCTION 
 

1.1 Harris Lamb Planning Consultancy (“HLPC”) has been instructed by Barberry 

Bardon Limited (“the Applicant”) to prepare this socio economic statement in 

support of a full planning application for the erection of a B8 distribution hub 

with ancillary offices, quality control office and canopy, maintenance units, 

and gatehouse, and associated infrastructure and landscaping (“the 
Proposal”) at land at Wiggs Farm, Station Road, Bardon (“the Site”).   

 

1.2  The proposal represents a major logistics and infrastructure investment that 

is expected to deliver substantial social and economic benefits to the local 

area, supporting national supply chain resilience while aligning with the 

Borough Council’s strategic growth priorities.  

 

1.3 The primary socio-economic impacts that may arise from the scope and 

nature of the proposed development include the creation of the new 

employment floorspace for occupation by a local business and the creation of 

new employment opportunities for local people. The potential effects, or 

consequences of these impacts, can be summarised as follows:  

  

• Employment – change in employment opportunities in the area; 

 

• Productivity – change in productivity, as measured by Gross Value 

Added (GVA), as a result of employment opportunities during the 

construction and operational lifetime of the proposed development. 

GVA measures the value of output created (i.e. turnover) net of inputs 

purchased, and is used to produce a good or service (i.e. production 

of the output); 

 

• Indirect economic/expenditure – indirect employment creation and 

effects on local spending associated with new employment 

opportunities, supporting local businesses; 
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• Population effects – employment opportunities may attract people to 

live and work in the local and wider impact area; 

 

• Economic activity – take-up of employment opportunities may 

enhance economic activity rates; 

 

• Unemployment rate – take-up of employment opportunities may 

change unemployment rates; 

 

• Deprivation – employment, skills and training opportunities 

associated with the proposed development may result in changes to 

patterns of multiple deprivation; 

 

• Skills – potential to change the skills profile through targeted skills and 

training provision; and 

 

• Business rate revenue – change in business rate revenues 

associated with creation of new rateable business floorspace.  
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2.0 PALL- EX  

 

2.1 The distribution hub is proposed to provide a new home for Pall-Ex Group 

(“Pallex”). Pallex is one of the UK’s leading palletised freight distribution 

networks. It forms the largest overall collection of members within the UK. 

Pallex distributes thousands of consignments every day, through its 130+ 

network of shareholder members, from a range of industries around the UK 

and throughout the globe. 

 

2.2 Over the past few years, the Pallex has experienced a period of substantial 

growth and the company has ambitions to develop and grow significantly.  

 

2.3  Pallex’s main hub is located to the north east of the Site, on the opposite side 

of the junction of Wood Road and Station Road.  They have outgrown the 

existing hub and it is not fit for their future (in addition to the existing hub not 

being designed to meet the unique operational requirements of Pallex which 

reduces their efficiency, the larger scale of the Proposal would increase the 

number of crates they can process from 9,000 to 27,000 a day).   

 

2.4  Pallex have been searching for a new home for 4 years.  An extensive search, 

assisted by the industrial agency team at Harris Lamb, was repeatedly 

hampered because of their unique operational requirements that made them 

uncompetitive in the open market (i.e. the operational requirements of Pallex 

mean that the ratio of floor space to external circulation areas is relatively low 

which means they cannot pay as much for a site).  This led to the Site being 

identified to deliver a design and build in conjunction with the Applicant.    
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3.0 CONTEXT AND STRATEGIC ALIGNMENT 
 

3.1 Hinckley and Bosworth is part of the wider Leicester and Leicestershire sub-

region, recognised for its strong logistics and warehousing sector. The 

proposed development aligns with: 

 

• The Leicester and Leicestershire Strategic Growth Plan, which 

identifies logistics as a key sector. 

 

• Hinckley and Bosworth Local Plan Core Strategy, which supports 

economic growth, sustainable employment, and infrastructure investment. 

 

• Warehousing and Logistics in Leicester and Leicestershire: 
Managing growth and change Leicester and Leicestershire 
Authorities Final Report April 2021 (amended March 2022), which 

identifies a need for more logistics floor space in Hinckley and Bosworth to 

meet forecasted needs. 

 

• National policies including the UK Industrial Strategy and Levelling Up 
agenda, which prioritise logistics infrastructure and regional employment 

generation. 

 

3.2  Located strategically near the M1 corridor and with proximity to the M42, M69 

and A5, the Site is well placed to serve national and regional markets. 
 

National Planning Policy Framework  
 

3.3  The National Planning Policy Framework (NPPF), published in December 

2024, sets out the Government’s planning policies for England. The NPPF is 

built around a policy commitment to sustainable development, with the 

planning system expected to play both an economic and social role. Details 

of these roles are provided in Paragraph 7 of the NPPF:  
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“an economic role – contributing to building a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right 
type is available in the right places and at the right time to support 
growth and innovation; and by identifying and coordinating 
development requirements, including the provision of infrastructure”  

 
“a social role – supporting strong, vibrant and healthy communities, 
by providing the supply of housing required to meet the needs of 
present and future generations; and by creating a high quality built 
environment, with accessible local services that reflect the 
community’s needs and support its health, social and cultural well-
being” (Para 7, Ref 15.3) 

 

3.4  At the heart of the NPPF is a ‘presumption in favour of sustainable 

development’, which requires local authorities in the development of their 

Local Plans to adopt a positive approach to seek opportunities to meet the 

development needs of an area.  

 

3.5  Further clarification is provided through the core planning principles set out at 

Paragraph 17 of the NPPF, which – importantly – includes the following 

requirement for planning to paragraph 88 of the NPPF which states: 

 

“Planning policies and decisions should help create the conditions 
in which businesses can invest, expand and adapt. Significant weight 
should be placed on the need to support economic growth and 
productivity, taking into account both local business needs and wider 
opportunities for development. The approach taken should allow 
each area to build on its strengths, counter any weaknesses and 
address the challenges of the future. This is particularly important 
where Britain can be a global leader in driving innovation, and in 
areas with high levels of productivity, which should be able to 
capitalise on their performance and potential.” 
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Hinckley and Bosworth Development Plan  
 

3.7 The Development Plan for Hinckley and Bosworth includes Core Strategy, 

Site Allocation and Development Management Policies DPD, Hinckley Town 

Centre Area Action Plan, and Earl Shilton and Barwell Area Action Plan. 

 

3.8 The Core Strategy recognises that Hinckley and Bosworth’s central location 

and good transport links have also encouraged a growth of warehousing and 

distribution uses, particularly around the A5 corridor, attracting new 

companies to Hinckley and Bosworth and generating employment 

opportunities. Despite growth in this area, the borough is recognised to 

experience high levels of out commuting, particularly by rural residents, to 

jobs in neighbouring areas such as Warwickshire and Leicester.  

 

3.9 Key objectives set out in the Core Strategy that are of relevance to the 

consideration of socio-economic effects are:  

 

• Spatial Objective 1: Strong and Diverse Economy which includes, 

among other provisions, a focus on strengthening and diversifying the 

economy by providing sufficient, sustainably located, good quality land and 

premises. It identified that the focus for new employment will be Hinckley, 

reflecting its status as a sub-regional centre and in Earl Shilton and Barwell 

to support the regeneration of these areas, with smaller scale employment 

in the key rural centres to support the rural areas of the borough. 

 

• Spatial Objective 4: Social Inclusion which includes addressing 

deprivation issues, including deprivation associated with a lack of skills and 

low incomes, that area prevalent within areas such as Hinckley, Barwell 

and Earl Shilton. These settlements are located within proximity of the 

application site.  
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Employment Land Review (2024)  
 

3.10 The Hinkley and Bosworth Borough Council published their Employment Land 

Review in 2024. The review assesses the supply, demand, and future needs 

for employment land in Hinckley & Bosworth to support economic growth and 

planning decisions. It provides an evidence base for the Local Plan, identifying 

key employment sites, infrastructure needs, and strategies to attract 

investment and create jobs. 

 

 Socio Economic Profile 
 

3.11 Population - Hinckley and Bosworth has a current residential population of 

113,660 (ONS Census 2021), which represents 10.5% of the total population 

within the FEMA and 2.3% of the East Midlands population. Hinckley and 

Bosworth is the third most populated local authority out of the 8 local 

authorities forming the FEMA (after Leicester: 368,569 inhabitants; and 

Charnwood: 183,978 inhabitants). 

 

3.12 Workplace Employment - Hinckley and Bosworth has an economy that 

supports 44,105 jobs in 2022, which represents 8.6% of the total employment 

within the FEMA and 2.0% of the East Midlands employment.  

 

3.13 Between 2015 and 2022, employment has increased by 8.6% in Hinckley and 

Bosworth. This growth rate is slightly higher than the rate across the FEMA 

(8.2%) and the East Midlands (7.2%).  This compares to 10.5% of the FEMA’s 

population and 2.3% of the East Midlands’ population, demonstrating that the 

employment density in Hinckley and Bosworth is lower than across the FEMA 

or the East Midlands (i.e. fewer jobs per local resident). 

 

3.14 Employment is not as concentrated in the south east of the Borough as 

population is, but the eastern half of Hinckley and Bosworth remains the main 

source of employment, providing close to 75% of all jobs in the Borough. 
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3.15 Unemployment - Unemployment rate in the Borough have consistently been 

lower compared to the East Midlands and generally lower than the FEMA 

average (with the exception of the period from October 2008 to September 

2012, 2017 / 18 and 2019 / 20) 

 

3.16 Population and Labour Supply Growth - Hinckley and Bosworth population 

was estimated at 116,327 in 2023 and projected to reach 139,636 by 2043 

(based on ONS figures), an increase of 20,802 inhabitants in the space of 20 

years, or 17.5%. 

 

3.17 Working age population defined as aged 16 to 64, is expected to increase by 

9,009 (representing a 12.5% increase in this age group). This means that the 

majority of population growth will be driven by children (aged 15 and below), 

with 2,750 additional inhabitants in this age group (+14% in this group) and 

retired aged people (aged 65 and over), with 9,042 additional inhabitants in 

this age group (+33.6% in this group). 

 

 Commuting patterns 
 

3.18 The study shows that 71% of workers in Hinckley and Bosworth are also 

residents of the Borough. Leicester, Nuneaton and Bedworth, Blaby and North 

West Leicestershire are the main Local Authorities where workers in Hinckley 

and Bosworth come from. These Local Authorities are also important 
locations in terms of the provision of employment for residents of 
Hinckley and Bosworth, with negative net flows (more residents 

commuting out for work than external workers commuting into the Borough 

for work) observed with Leicester and Blaby. 

 

 Employment Densities 
 

3.19 The study explains that its assumptions on employment densities are 

informed by the Employment Density Guide 3rd Edition (HCA, 2015). The 

following employment densities are used:  
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• B1a office: 

 

o Corporate: 13 sqm/job  

o Technology / Media / Telecoms: 11 sqm/job  

o Professional services: 12 sqm/job  

o Public services: 12sqm/job  

 

• B1b Research and Development: 40 sqm/job  

• B1c Light Industrial: 47 sqm/job  

• B2 general industrial: 36 sqm/job  

• B8 distribution: 90 sqm/job  

 

 Plot Ratio 
 

3.20  It is interesting to note that for B8 uses, the study assumes a plot ratio of 0.5.  

This compares to a plot ratio of 0.29 for the Proposal.    

 

 Warehousing and Logistics in Leicester and Leicestershire: Managing 
growth and change Leicester and Leicestershire Authorities Final 
Report April 2021 (amended March 2022) 

 

3.21 This report was commissioned by a consortium comprising Blaby, 

Charnwood, Harborough, Hinckley & Bosworth, Melton, North West 

Leicestershire, Leicester City, Leicestershire County Council, Oadby & 

Wigston and the Leicester and Leicestershire Local Enterprise Partnership, to 

undertake the study ‘Warehousing and Logistics in Leicester & Leicestershire: 

Planning and Managing Change / Growth’. 

 

3.22 The report sets out that the most critical component of the study was to 

recommend a future volume of warehouse floorspace and area of land 

required to accommodate it that should be planned for from 2020 to 2041.  In 

doing so it is recommended that the authorities plan for around 2,570,000 sqm 

of additional floorspace to 2041.   
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3.23 The report then recommended that 43% of this floor space is to meet future 

needs at rail served sites and 57% at non-rail sites.  With regard to non-rail 

sites, it is concluded that the net requirement when existing supply is 

accounted for is 392,000 sqm.   

 

3.24 The study also considers the key characteristics and locations for growth, 

notably: 

 

• High Accessibility: There is a general preference for logistics activity to 

be located equidistant between any given goods production and their final 

destination/consumers and market. Sites near to the strategic road 

network, in particular motorways and key junctions, as well as proximity to 

rail freight facilities, are considered the ideal location for distribution 

activity. In addition, good strategic links decrease the transport costs and 

allow large freight amounts to reach their market in optimal times while 

heavy loaded HGVs require good road conditions to operate to optimum 

functionality. 

 

• Site’s context: A modern logistics site should have an optimal layout 

ideally square or rectangular that allows cubic capacity and consequently 

the free flow of operations. The site should have a relatively flat topography 

as changes in the level might lead to inefficiency which increases 

production costs. Good drainage and subsoil conditions are also 

preferable, with good loadbearing qualities and surface water run-off. 

 

• Distribution Clusters: Logistics companies benefit more by locating near 

each other rather than operating in isolated locations (agglomeration 

economies). In particular clusters of logistics or distribution centres: 

encourage co-operation that can consequently reduce supply chain costs; 

allow the exchange of knowledge, technology, and services; encourage 

innovation derived from the synergies among the cluster’s occupiers; 

maintain and retain good conditions in the local infrastructure; provide 

access to the specialised workforce. 
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• An adequate supply of a suitable workforce is also an important factor 

in the choice of location. The requirements are changing while technology 

is evolving, and higher-skilled labour is more than ever occupied in the 

logistics sector. 

 

3.25 Outside of the Leicester and Leicestershire area, the study also gives 

consideration to the wider market study area given that strategic warehousing 

often has markets that extend both across and beyond traditional 

administrative boundaries. Figure 1 illustrates the inner Golden Triangle and 

the wider Golden Triangle as initially presented within the Leicester and 

Leicestershire Strategic Distribution Study 2016/17.  

 

Figure 1: Figure: Wider ‘Golden Triangle’ Study Area 

 
 
3.26 The Golden Triangle is referred to as the area bounded by the M1, M6 and 

M69 motorways, albeit that others consider it to be a larger area broadly 

running along the M1 corridor from Milton Keynes to north 

Leicestershire/Nottinghamshire and extending into the West Midlands 

towards Birmingham along the M6 corridor. 
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Other Relevant Guidance 
 

 Employment Densities Guide  
 

3.27 The Employment Density Guide (3rd edition) was published in 2015 by the 

Homes and Communities Agency (HCA) (Ref 15.16) and is designed to assist 

in the estimation of employment generated by development.  

 

3.28 The document provides guidance to practitioners on the standard 

methodology and issues associated with assessing the level of direct 

employment per square metre of an intervention or development. Utilising the 

approach set out within the document ensures conformity to nationally 

accepted standards for assessing potential socio-economic effects and is 

entirely appropriate for the purposes of assessing planning applications for 

proposed development schemes.  
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4.0 EMPLOYMENT LAND SUPPLY  
 

 The Council’s evidence 
  

4.1 The latest evidence base clearly demonstrates a lack of supply to meet the 

predicted demand for employment land.  At least an additional 46 hectares is 

needed within Hinckley and Bosworth.  There is also likely to be an additional 

demand for strategic logistics floorspace to meet the  

 

4.2 In 2024 the Council published their draft plan.  This identified a lack of 

employment land supply and proposed allocations, including the application 

site, to deliver the employment need identified. 

 

 Site search work  
 

4.3 The industrial agency team at Harris Lamb has been working with Pallex since 

2021 to find them a new home.  A Statement has been prepared to set out 

the process they undertook and the sites that have been explored (see 

Appendix 1).   

 

4.4 In summary, multiple sites were explored, but even where they had the 

potential to fulfil Pallex’s requirements, Pallex were not competitive and other 

operates took the sites.  There were different reasons for this, but the main 

theme is that the site/opportunities explored did not offer the right balance 

between building size and circulation areas.  Where there was potential for 

flexibility, Pallex were not competitive because their required plot ratio was so 

much lower than other operators / developers expectations.    

 

 Sequential Test 
 

4.5 In addition to the site search work, Harris Lamb has undertaken a sequential 

assessment to consider the availability of sites now in the context of Policy 

DM20 of the Site Allocation and Development Management Policies 

document.  
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4.6 The Sequential Assessment concludes that there are no sequentially 

preferrable sites that would meet Pallex’s requirements.    
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5.0  ECONOMIC BENEFITS 
 

 Construction Phase Employment and Spend 
 
5.1 Estimated duration: 12–18 months: 

 

• Forecast creation of 794 temporary construction jobs and 910 indirect 
jobs. 

 

• Additional employment in associated sectors (civil engineering, materials 

supply, plant hire, catering, etc.). 

 

• Estimated construction spend: £60-70 million, with potential for local 

procurement via SME subcontractors. 

 

 Operational Phase Employment 
 

5.2 A typical B8 unit of proposed scale would generate:   

 

Role Type 
Estimated 
FTE Jobs 

Warehouse Operatives 250 – 300 

Drivers/Transport 60 – 80 

Administrative/Clerical 30 – 50 

Supervisory/Managerial 40 – 60 

Maintenance/Support 20 – 30 

Total 400 – 500 

 

5.2 The jobs will include a mix of entry-level, semi-skilled and managerial 

positions. 

 

5.4 A phased recruitment strategy will be developed with local job centres and 

training partners. 
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5.5 The hub will support inclusive access to employment, with roles accessible 

without a formal degree and training opportunities in line with the submitted 

Training Statement for the operational stage. 

 

 Gross Value Added (GVA) 
 

5.4 Based on similar logistics developments, the site is expected to contribute 

between £25 million and £35 million per annum in GVA, reflecting wages, 

supply chain purchases, and corporate operations. 
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6.0 SUPPLY CHAIN AND BUSINESS ECOSYSTEM BENEFITS 
 

6.1 Benefits arising from the scheme include: 

 

• The facility will stimulate indirect economic activity through local 
suppliers, such as packaging security providers, waste management, and 

facility services. 

 

• Local SMEs and service providers within a 25-mile radius are expected to 

benefit from contracts. 

 

6.2 Potential for longer-term supply chain clustering - enhancing the appeal of 

Hinckley and Bosworth as a logistics and transport hub 
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7.0  SKILLS, TRAINING, AND SOCIAL INCLUSION 
 
7.1 Training opportunities and social inclusion: 

 

• The developer will collaborate with local colleges (e.g., North Warwickshire 

and South Leicestershire College) and Hinckley Jobcentre Plus to design 

apprenticeship and pre-employment training programmes. 

 

• Two training statements have been submitted with this application which 

provide details of how Pallex will work with the Council and local institutions 

to deliver these opportunities.   

 

• One training statement has been prepared for the construction phase.  The 

other for the operational phase.  
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8.0 COMMUNITY AND SOCIAL IMPACTS 
 
 Employment and Deprivation 

 

8.1 Hinckley and Bosworth has relatively low overall unemployment but faces 

pockets of deprivation, particularly in Barwell, Earl Shilton, and Hinckley 
town centre wards. 

 

8.2 Latest Indices of Multiple Deprivation (IMD) data (2019) highlights some 

Lower Super Output Areas (LSOAs) within the lowest 30% nationally in 

income and employment domains. 

 

8.3 The distribution hub will provide accessible employment, helping to address 

structural economic barriers in these areas. 
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9.0  LOCAL SERVICES AND COMMUNITY INFRASTRUCTURE 
 

9.1 Anticipated employee footfall will benefit local retail, food outlets, and 

transport services. 

 

9.2 The applicant is willing to enter into discussions regarding Section 106 
contributions to support: 

 

o Coalville Transport Study 

o Sustainable travel planning (bike racks, bus subsidies, EV charging) 
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10.0 TRANSPORT, INFRASTRUCTURE, AND SUSTAINABILITY 
 
10.1 Sustainable design features include: 

 

o EV charging stations 

o Solar PV on roofscape (subject to feasibility) 

o BREEAM – targeting “Excellent”  

 

10.2 The site will support freight consolidation and more efficient goods 

movement, reducing vehicle miles across the wider network. 
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11.0  CONCLUSIONS 
 

11.1 The proposed distribution hub represents a significant socio-economic 

opportunity for Hinckley and Bosworth. It will: 

 

• Generate between 400-500 jobs; 

 

• Secure a £60-70m build programme, which will generate jobs and 

spend in the supply chain through the construction phase; 

•  

• Generate £25–35 million in annual economic value; 

 

• Support local training, apprenticeships, and community uplift; 

 

• Align with local and national policy priorities for economic growth and 

logistics infrastructure; 

 

• Enhance the Borough’s strategic importance in the UK’s distribution 

network; 

 

• Target BREEAM ‘Excellent’; and 

 

• Contribute toward the Coalville Transport Study. 

 

11.2 The Applicant is committed to working collaboratively with Hinckley and 

Bosworth Borough Council and local stakeholders to ensure the development 

delivers long-term inclusive economic value and benefits for the community. 
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