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�ƒ When assessing quantitative need, have regard to relevant market information and economic 
data. 

�ƒ When assessing qualitative need, assess whether there is provision and distribution of shopping 
and other services which allow genuine choice to meet the needs of the whole community; and 
take into account the degree to which shops may be overtrading and whether there is a need to 
increase competition and retail mix.  

2.2.3 The guidance provides detailed advice on how to produce an evidence base for retail and leisure 
developments, which is taken into account in this study. 
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Table 4.11 Summary of Expenditure Retention and Leakage by Comparison Goods Sub-Sectors 

 
Clothes & 

Shoes 
Furniture DIY Electrical 

Health 
(etc) 

Recreation 
Specialist/ 

Other 

All 
Comparison 

Goods 

Burton-upon-Trent Town Centre 42.3% 30.7% 10.9% 31.8% 30.3% 38.1% 47.3% 35.7% 

Uttoxeter Town Centre 3.0% 3.6% 6.6% 4.2% 5.7% 3.5% 3.8% 3.9% 

Swadlincote Town Centre 2.8% 6.4% 5.4% 7.8% 12.2% 7.8% 2.7% 4.5% 

Ashby-de-la-Zouch Town Centre 0.9% 1.0% 1.3% 1.1% 6.3% 1.0% 3.4% 1.5% 

Other centres/retail parks/stores within the study 
area 1.5% 11.4% 52.1% 21.9% 21.7% 3.3% 14.7% 15.6% 

Total Retained Expenditure 50.6% 53.1% 76.3% 66.8% 76.1% 53.8% 72.0% 61.3% 

Derby City Centre 21.9% 14.9% 3.1% 10.6% 8.3% 18.6% 11.1% 14.4% 

Other locations outwith the study area 27.5% 32.0% 20.5% 22.6% 15.6% 27.7% 16.9% 24.3% 

Total Leakage 49.4% 46.9% 23.7% 33.2% 23.9% 46.2% 28.0% 38.7% 

TOTAL 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 
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4.10.7 The rural settlements perform a very limited function, and we would expect any further 
development in these locations to be relatively small scale and aimed at meeting any local 
needs.  Proposals for floorspace above the locally set threshold outside the defined centres or 
development limits of these settlements will need to be assessed to confirm that they will not 
lead to unacceptable impacts. 
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Table 5.5 Convenience Retail Commitments in the East Staffordshire OCA (as at May 2013) 

Application Ref. Date 
Approved Details of Proposal Address Gross Floorspace   

(sq.m) 

Sales Area 
Floorspace  

(sq.m) 

Comparison 
Sales Density at 

2016 
(£ per sq.m) 

Comparison 
Turnover from 
OCA at 2016  

(£m) 

P/2010/01452/CEH/PO 25/10/11 Construction of a mixed use 
development  

Former Alumasc Grundy Ltd 
Hawkins Lane Burton upon 
Trent Staffordshire DE14 1GY 

- 3,75628 11,16829 41.9 

OU/05254/018/JR/PO 11/04/2011 Outline application for a 
mixed use development 

Bamford Works Pinfold Street 
Uttoxeter Staffordshire ST14 
8TL 

- 2,09030 11,32131 23.7 

P/2012/00771 07/09/2012 
Erection of food and non-food 
retail units, cafe, doctors 
surgery 

Land at former Cattle Market 
Smithfield Road Uttoxeter 
Staffordshire ST14 7LG 

5,206 2,06632 14,31733 29.6 

Total    - 7,912 - 95.2 

                                                      
28 Figures taken from RIA produced for application by DPP 
29 Ibid 
30 Figures taken from RIA produced for application by Alyn Nicholls & Associates 
31 Ibid 
32 Assumed net sales area 3,644.2 (70/30 split).  Convenience floorspace 56.7% of net sales area, based on figures for Asda sourced from Verdict 
33 Based on PBA figures 
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7.1.16 There are currently four cinemas within the 18-minute drive-time of Burton, namely a 9 screen 
Cineworld multiplex cinema, a single screen independent cinema at The Brewhouse, a single 
screen at Barton Marina, and a five screen Odeon in Swadlincote.  There is a 3 screen 
cinema in Uttoxeter, which is part of the CineBowl complex which also includes ten-pin 
bowling alley and ice rink. 

7.1.17 The plans at Appendix 5 show the 18 minute drive-times from Burton and Uttoxeter.  Table 7.3 
reveals that the population within an 18-minute drive-time of Burton Town Centre is 
approximately 210,000 persons47 and that the screen density within an 18-minute drive-time of 
Burton Town Centre is 7.2 screens per 100,000 population, which is above both the Midlands 
average of 5.6, and the UK average 6.1 screens per 100,000 population, respectively48.   

7.1.18 An 18 minute drivetime catchment population from Uttoxeter town centre is around 82,000.  
The screen density for this catchment is 3.7 per 100,000 persons, which is again below 
Midland and UK averages. 

Table 7.3 Cinema Screen Density Within an 18�±minute Drive-time of Burton and Uttoxeter Town Centres 

Burton       

No of 
Cinemas 
Within 

18 Minute 
Drive-time 

No of 
Screens 
Within 

18 Minute 
Drive-time 

Actual Popn 
Within 

18 Minute 
Drive-time 

Screen 
Density 

(i.e. screens 
per 100,000 

people) 

Midlands 
Average 
Screen 
Density 

UK 
Average 
Screen 
Density 

4 16 209,690 7.2 5.6 6.1 

Uttoxeter      

No of 
Cinemas 
Within 

18 Minute 
Drive-time 

No of 
Screens 
Within 

18 Minute 
Drive-time 

Actual Popn 
Within 

18 Minute 
Drive-time 

Screen 
Density 

(i.e. screens 
per 100,000 

people) 

Midlands 
Average 
Screen 
Density 

UK 
Average 
Screen 
Density 

1 3 82,019 3.7 5.6 6.1 

 

7.1.19 Cinema provision within an 18-minute drive-time of Burton is considered to be good, and 
therefore there is no qualitative or quantitative need to actively seek new provision here.  
Although in Uttoxeter the evidence shows that cinema provision is below the regional and 
national averages, we do not consider that there is any acute deficiency and would not expect 
there to be market demand for significant further cinema provision in or around the town.. 

Bingo 

7.1.20 We have similarly examined the existing spatial distribution of bingo clubs in East 
Staffordshire and the surrounding area.  The quantitative expenditure capacity potentially 
available to support new bingo facilities in Burton or Uttoxeter is presented in Volume 3 Table 
15b.  We have assumed that the current retention rate achieved by existing bingo facilities 

                                                      
47 2011 Census; source: Experian 
48 Midlands and UK average screen density figures are sourced from the BFI Statistical Yearbook 2012 
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Table 7.6 Key Employment Sites in Burton Town Centre and Periphery 

Site Location Overview Vacancy 

Molson Coors High Street, Burton 
Town Centre. 

Headquarters for the Molson Coors Brewing Company. 
The Employment Land Review seeks to diversity this site 
for a mix of uses, and alternative office accommodation 
will be built within the curtilage of other Coors sites.  
 

No vacancy. 

Eastgate 
Business Park 

Located on Eastern 
Avenue, north-east of 
the town centre, 
between the A5121 
(Derby Road) and the 
A38. 

The park offers a mix of employment uses from two 
storey offices to distribution warehousing. 

There are three vacancies: Unit C4 
Beeches Park; Eastgate Business Centre; 
Unit 6, Impact House. The total vacant 
floorspace is 3,817 sq.ft. 

Centrum 100 Centrum 100 is 
located contiguous to 
the A38, south-west 
of the town centre. 

Centrum is a successful 200 acre (80 hectares) mixed-
use site. The site has attracted household names. Current 
occupiers include the Spirit Group, Punch Taverns and 
InterContinental Hotels, as well as Coors Tradeteam, and 
Holland and Barrett. 

There are four vacancies: Unit 10, 
Barberry Court; Studio 2, Waterside Court; 
Gretton House, Waterside Court; Studio 1, 
Waterside Court. The total vacant 
floorspace is 4,184 sq.ft. 

Yeoman 
Business 
Estate/Granary 
Wharf 
Business Park 

North-west of the 
town centre close to 
the A5121 and A511. 

The area has a number of smaller industrial estates and 
business parks that make up the Great Northern Business 
Park area. 

There are six vacancies clustered around 
Wharf Road: 6 Whetmore Road; Former 
Burton Despatch, Glensyl Way; 9 Wharf 
Road; C3/D2 Whetmore Road; Unit B3 
Whetmore Road. The total vacant 
floorspace is 12,236 sq.ft. 
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Table 8.1 Gross Retail Floorspace in Burton Town Centre 

  

Total 
Floorspace 

(sq.m) 

10% of 
Total 

Floorspace 
(sq.m) 

Convenience 20,180 2,018 

Comparison 58,610 5,861 

Total Retail 78,790 7,879 

 

8.2.3 As shown in Table 8.2, Uttoxeter Town Centre contains significantly less retail floorspace than 
Burton.  A scheme containing around 200 sq.m of gross convenience retail floorspace or 
1,300 sq.m of gross comparison retail floorspace may be considered large in relation to 
Uttoxeter, on the basis that this would represent about 10 per cent of the existing convenience 
or comparison retail floorspace in the centre. 

Table 8.2 Gross Retail Floorspace in Uttoxeter Town Centre 

  

Total 
Floorspace 

(sq.m) 

10% of 
Total 

Floorspace 
(sq.m) 

Convenience 2,290 229 

Comparison 13,190 1,319 

Total Retail 15,480 1,548 

 

Typical Unit Size in Centres  

8.2.4 Tables 8.3 and 8.4 below show that the retail property in both Burton and Uttoxeter Town 
Centres is dominated by small units.  Indeed, over 50 per cent of the convenience retail units 
and over 60 per cent of the comparison retail units in Burton have a gross floorspace of 
250 sq.m or less.  Across Burton there are just seven retail units (three convenience and four 
comparison) with a gross floorspace of more than 2,500 sq.m.  In between there is a spread of 
convenience and comparison retail units of different sizes ranging from 250 sq.m to 2,000 
sq.m. 

8.2.5 In Uttoxeter the dominance of smaller units is even more pronounced, with 83 per cent of the 
convenience and comparison retail units across the centre having a gross floorspace of 250 
sq.m or less.  The largest convenience retail unit in Uttoxeter is between 750 and 1,000 sq.m 
gross, and there is just one comparison retail unit with a gross floorspace of between 2,000 
and 2,500 sq.m. 

8.2.6 Based on the size of existing units, proposals for around 1,500 sq.m gross or more of 
convenience retail floorspace, or around 750 sq.m gross or more of comparison retail 
floorspace, may be considered large in Burton.  In Uttoxeter, we consider that proposals for 
around 750 sq.m gross or more of convenience or comparison retail floorspace may be 
considered large and could justify an impact assessment.  
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Table 8.3 Gross Retail Unit Size in Burton Town Centre 

Floorspace 

Convenience Units Comparison Units Total 

Number 
of Units 

Percentage 
of Total 

Number 
of Units 

Percentage 
of Total 

Number 
of Units 

Percentage 
of Total 

0 to 250 sq.m 8 53% 90 63% 98 62% 

250 to 500 sq.m 1 7% 22 15% 23 15% 

500 to 750 sq.m  - - 9 6% 9 6% 

750 to 1,000 sq.m 1 7% 6 4% 7 4% 

1,000 to 1,250 sq.m  - - 5 4% 5 3% 
1,250 to 1,500 sq.m 1 7% 1 1% 2 1% 
1,500 to 2,000 sq.m 1 7% 5 4% 6 4% 
2,000 to 2,500 sq.m  - -  -  -  -  

2,500 sq.m and over 3 20% 4 3% 7 4% 

Total 15 100% 142 100% 157 100% 

 

Table 8.4 Gross Retail Unit Size in Uttoxeter Town Centre 

Floorspace 

Convenience Units Comparison Units Total 

Number 
of Units 

Percentage 
of Total 

Number 
of Units 

Percentage 
of Total 

Number 
of Units 

Percentage 
of Total 

0 to 250 sq.m 10 83% 52 83% 62 83% 

250 to 500 sq.m 1 8% 6 10% 7 9% 

500 to 750 sq.m  - - 3 5% 3 4% 

750 to 1,000 sq.m 1 8%  - - 1 1% 
1,000 to 1,250 sq.m  - -  - -  - -  
1,250 to 1,500 sq.m  - - 1 2% 1 1% 
1,500 to 2,000 sq.m  - -  - -  -  - 
2,000 to 2,500 sq.m  - - 1 2% 1 1% 

2,500 sq.m and over  - -   -  -  - -  

Total 12 100% 63 100% 75 100% 

Planning Applications for Retail Development  

8.2.7 The Council has provided a list of all planning applications for retail development submitted 
over the last five years.  This information is useful when considering whether to set a local 
impact assessment threshold, as it provides an indication of the general scale of recent retail 
proposals in the study area (whether approved or not).   

8.2.8 If there has been very little pressure for large scale retail development, and proposals that 
have come forward have been for a very modest level of floorspace, then it may be 
appropriate to consider setting a lower impact assessment threshold.  Otherwise very few, if 
any, proposals will be subject to this requirement and therefore the potential solus and 
cumulative impacts of successive retail (or other town centre use) developments in edge or 
out-of-centre locations will not be assessed.  Conversely, if the majority of applications have 
been for substantial new retail floorspace in the study area, then this could justify applying the 
default threshold or even setting a higher limit. 

8.2.9 The information from the Council shows that there have been some significant planning 
applications for retail development (or retail as part of a mixed use scheme) in both Burton 
and Uttoxeter over recent years.  The largest applications in Burton were for a new Tesco 
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town centre and could help bolster the vitality and viability of Burton through increased footfall 
and local spend. 

9.8.16 Another opportunity in Burton that should be explored further is the Council owned Bargates 
site.  This site extends to approximately 2.83 hectares, and comprises land which was 
formerly occupied by the Riverside Shopping Centre (now demolished and cleared), a public 
park on the Trent riverside and an area of open space adjacent to Burton Bridge.   The 
Council adopted an SPD in relation to the site in November 2010, which included a preferred 
option that would deliver a mix of small retail units (approximately 1,200 sq.m), business/office 
suites, housing and a hotel at the site.  Although the site is slightly peripheral to the core retail 
area in Burton, it is within the key centre boundary and is location in a prominent gateway 
location. 

Uttoxeter Town Centre  

9.8.17 We have expressed concern over the general health of Uttoxeter, which appears to be in 
decline.  Although Uttoxeter is generally attractive and benefits from a high quality public 
realm, its position in the national retail rankings has slipped significantly over recent years and 
there has been an alarming increase unit vacancy since our last study.  Convenience retail 
provision in the centre is quite limited and could be improved, and the comparison goods offer 
is deficient in some key areas. 

9.8.18 The Council should therefore take steps to bolster the retail offer in the centre to prevent 
further slippage and to stem the significant rise in unit vacancy.  The best opportunities to 
address these issues and accommodate new retail floorspace are the existing proposals at 
the Cattlemarket and JCB sites.  These schemes will undoubtedly help reverse this decline 
and provide a much needed boost to the town centre retail offer.  We have also identified The 
Maltings as another potential redevelopment opportunity in the town centre.  The existing 
shopping centre is dated and many units are vacant.  The site could be reconfigured to 
provide new floorspace that is better suited to modern operators. 


