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JM1 S17/1262 Target Decision Date:17th October 2017
Committee Date:12th December 2017

Applicant Mr Giles Membrey Rioja Developments The Barn Little Mount 
Farm Benhall Mill Road Tunbridge Wells

Agent Mr Niall Roberts NTR Planning Clareville House  26-27 Oxendon 
Street London SW1Y 4EL

Proposal Hybrid planning application for the Grantham Designer Outlet 
Village, comprising:

Phase 1 - Full planning permission for erection of up to 20,479 
sqm (GEA) of floorspace comprising retail units (A1), restaurants 
and cafes (A3), management suite and tourism unit, play areas, 
and only storage at first floor level (1,267 sqm).  New access road 
and access points, parking for up to 1,675 cars, 13 coaches, 90 
bicycle spaces and a bus stop.  Land remodelling, drainage 
works, hard and soft landscaping and all ancillary works.

Phase 2 - outline planning application for up to 12,550 sqm (GEA) 
of floorspace comprising retail units (A1), restaurants and cafes 
(A3) and only storage at first floor level (2,288 sqm); up to 709 car 
parking spaces (315 net additional), including a decked parking 
area; 65 bicycle spaces; and an hotel (85 rooms 2,778 sqm GEA) 
with 80 car parking spaces; hard and soft landscaping (all matters 
reserved with the exception of Access).

Location Land Off Tollemache Road North Spittlegate Grantham   
Application Type Outline Planning Permission with EIA
Parish(es) Grantham

Londonthorpe & Harrowby Without Parish C
Little Ponton & Stoxton Parish Council

Reason for Referral to 
Committee

This application is for a major retail development and includes a 
S106 planning obligation.

Recommendation That the application is:- Approval subject to the provision of a 
S106 planning obligation in accordance with the requirements of 
the table at Appendix 3, final approval of the conditions below and 
providing that the Secretary of States does not call the application 
in for determination

Report Author Joe Mitson - Planning Officer
01476 406080 Ext: 6049
j.mitson@southkesteven.gov.uk

Report Reviewed By Sylvia Bland - Service Manager - Development Management and 
Implementation
01476 406080 Ext: 6388
S.Bland@southkesteven.gov.uk 

Key Issues

 Principle of Development
 Loss of Employment Land
 Retail Impact
 Socio Economic Considerations
 Visual Impact
 Highway Safety

mailto:S.Bland@southkesteven.gov.uk
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 Historic Environment
 Residential Amenity
 Loss of Agricultural Land
 Ecology
 Design, Crime Prevention and Fire Safety
 Noise, Air and Water Quality
 S106 Contributions

Technical Documents Submitted with the Application

 Environmental Statement
 Non-Technical Summary of the Environmental Statement
 Planning Statement
 Design and Access Statement
 Retail Impact Assessment
 Framework Travel Plan
 Economic Impact Assessment
 Employment Land Statement
 Statement of Community Involvement
 Sustainability Statement
 Energy Statement
 BREEAM Pre-assessment
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1.0 Proposal

1.1 The application is a hybrid proposal for a Grantham Designer Outlet Village (DOV) and 
comprises two phases:

1.1.1 Phase 1 comprises full planning permission for:

 the erection of up to 20,479 square metres of floorspace comprising retail units 
(A1), restaurants and cafes (A3), management suite and tourism unit;

 storage at first floor level of 1,267 square metres;
 play areas;
 new access road and access points;
 parking for up to 1,675 cars, 13 coaches, 90 bicycle spaces and a bus stop;
 land remodelling;
 drainage works;
 hard and soft landscaping; and 
 ancillary works.

1.1.2 Phase 2 comprises an outline application for:

 the erection of up to 12,550 square metres of floorspace comprising retail units 
(A1), restaurants and cafes (A3);

 storage at first floor level only of 2,288 square metres;
 up to 709 car parking spaces (315 net additional) including a decked parking area, 

65 bicycle spaces;
 hotel (85 rooms, 2,778 square metres) with 80 parking spaces;
 hard and soft landscaping.

1.2 All matters are reserved other than access. 

1.3 The DOV comprises a purpose built, specialist form of destination and retail offer that 
accommodates retail brands selling their own brand named goods, including fashion, 
household and general apparel. Each unit would only sell goods from a specific brand 
at a significant discount, selling 
seconds, end-of-line and out of season goods. 

1.4 The applicants indicate that the proposal would be a Tier 1 DOV which would create a 
distinctive, compelling and high order offer which would attract shoppers from a 30-60 
minute drive zone and beyond. A Tier 1 facility would attract upscale brands (such as 
Hugo Boss, Polo Ralph Lauren and Armani Bose). As such it would potentially attract 
visitors from beyond Grantham’s current catchment and create the opportunity for linked 
new visitor trips to the local and wider area.

1.5 The application is supported by a number of technical documents listed on the title 
sheet of this report. 

1.6 The proposal is set out in more detail below:

1.7 The proposal is set out in a series of streets and squares comprising buildings intended 
to create a silhouette of a village seen from a distance. The buildings have a variety of 
heights, sizes and roof forms and comprise single and double units and anchor units. 

1.8 Variations in buildings heights have been proposed with a maximum building height of 
15 metres.  

1.9 Access into the site is to be taken from the roundabout along the King 31 Link Road. 
From that roundabout there is a short dual carriageway access route to an internal 
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roundabout with five arms.  Working clockwise, the first provides access to an adjacent 
site to the east, the second would be for service and staff vehicles associated with the 
proposed DOV, the third and fourth would provide customer access to the car parks and 
the fifth links the roundabout to the King 31 Link Road. 

1.10 From an internal roundabout, delivery vehicles would pass the eastern edge of the site 
and along the southern and western boundaries to access the service yards; these 
would be separated from key pedestrian and customer vehicle routes. 

1.11 The proposal would provide up to a total of 1,990 customer parking spaces to include 
5% disabled parking and 5% parent and child parking. For Phase 1 this would comprise 
1,675 parking spaces that would be accommodated predominantly across two surface 
level parking areas accessed from the internal roundabout. The car parks would include 
tree planting and landscape treatment and dedicated pedestrian routes leading into the 
main entrance points to the DOV. A section of the parking area to the north of the 
Phase 1 building would be a temporary surface level car park and this would be 
replaced when Phase 2 comes forward. Car parking for an additional 315 net spaces 
would be provided under Phase 2 and this is expected to comprise a surface level car 
park and a multi-storey car park comprising ground and first floor decks. 

1.12 Provision is made for coach parking (13 spaces), a new bus stop to facilitate an 
enhanced bus service to serve the site and parking/loading bays for servicing. 82 
parking spaces are proposed for the hotel. It is intended parking demand subject to the 
terms of a staff travel plan which will in any event look to minimise staff travel by private 
car. Staff and customer parking would be kept separate aided by Automatic Number 
Plate Recognition technology and the requirement of staff to register their car 
registration plate on employment at the site. Staff would be strongly discouraged from 
parking in customer parking areas. 

1.13 90 cycle racks are proposed for Phase 1 and an additional 65 cycle spaces are 
provided for Phase 2 (totalling 155). A 45 square metre staff changing and cyclist locker 
area would be provided in Phase 1.  Cyclists are designated a safe route of access into 
the site. 

1.14 Servicing and loading areas for the retail units would be provided to the south and 
western sides of the DOV. These would be secured and separated from the publicly 
accessible areas of the site. 

1.15 Existing trees, hedges and vegetation to be retained are shown on the Parameters 
Plan. This includes the retention of the southern hedgerow and its mature trees and part 
of the recently planted north-south tree belt. The landscape strategy proposed a ‘village 
green’ concept in order to create nodes and spaces for visitors to use and to create 
clear routes for pedestrian circulation. Four zoned planting areas are proposed.  For the 
arrival area buffer planting and meadow planting is proposed, for the retail area a native 
and ornamental mix, native planting is also proposed for the car parking areas whilst 
contemporary native meadow planting is proposed for the area to be built as Phase 2. 

1.16 Other landscaping includes permeable concrete block paving, feature trees, paved safe 
pedestrian crossings, water features, swales with ornamental planting, a range of 
materials, seating and a water feature at the entrance plaza. 

1.17 In addition, a play area is proposed at the centre of the retail area.  This would include a 
covered playground providing separate play equipment for under 7’s and over 7’s and 
would include additional landscaping and seating. 

1.18 The proposed development would create substantial paved and built areas and surface 
water run-off would be drained by infiltration to the underlying limestone layer. No run-
off would be drained off site other than for part of the access road into the site which 
would be served by the new link road highway drainage system. The site drainage 
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would include the use of permeable block paving for the car parking bays, swales at key 
overland-flow inception points, oil interception features and on-line attenuation to 
manage discharge rates into infiltration features. 

1.19 The development would require a foul sewer connection to serve the domestic welfare 
facilities on site, including drainage for the catering facilities and the domestic drainage 
from the hotel. Foul drainage needs for the scheme would be served by a connection to 
an existing public foul sewer on Tollemache Road North. 

1.20 The existing site levels vary from 114.50 metres Above Ordnance Datum (AOD) to 
107.50 metres AOD. In order to create appropriate development platforms, levels and 
gradients to accommodate the proposal includes changes to the existing ground levels 
through earthworks and ground modelling as part of a cut and fill exercise. This process 
also takes into account existing vegetation to be retained, the A1 highway works, the 
King 31 Link Road and roundabout and safeguarding future access into the south-
eastern plot of the King 31 development site. 

1.21 The proposed earthworks would result in variations in levels across the site in order to 
create a comparatively level platform ranging from 113.90 metres AOD to 111.50 
metres AOD.  The Phase 1 retail area would be set at 112.50 metres AOD, the Phase 2 
retail area at 113.90 metres to 112.50 metres AOD and the Phase 2 hotel zone at 
111.50 metres AOD. 

1.22 On a day to day basis the DOV would not trade before 10am Monday to Friday and 
Sunday and not before 9am on Saturdays. Trade would also not take place after 8pm 
Monday to Saturday and not after 5pm on Sunday and Bank Holidays. The A3 units 
may open an hour before the shops and close 30 minutes afterwards to accommodate 
those seeking refreshment prior to stores opening.  It is also proposed that the A1 units 
will be able to trade until 10pm on no more than 12 times a calendar year, for example 
in relation to seasonal activities (Christmas, Halloween etc.). 

2.0 The Site and Surroundings

2.1 The site forms a parcel of land to the west of Spitalgate Level on the southern edge of 
Grantham.  It is predominantly in agricultural use and lies between the A1 to the west, 
an industrial estate to the east at Tollemarche Road South and Tollemarche Road 
North, and the route of the King 31 Link Road to the north. The site is approximately 
2.5km from Grantham Town Centre. 

2.2 The site comprises an area of 14.78 hectares and includes areas of current farmland, 
part of a former and now restored quarry (approximately 9.85 hectares and 3.83 
hectares respectively) and part of the King 31 Link Road that joins with the adopted 
highway at Tollemache Road North. 

2.3 There is existing woodland within the site at the border of the highest plateau separating 
the agricultural land from the former quarry.  At a lower the former quarry which is 
approximately 9 metres below the bund that separates this part of the site from the 
agricultural land. The agricultural land differs in height of approximately 6 metres from 
the highest point on the north-east to the lowest point on the south-west. The site is 
bounded along the southern border by a hedge and existing trees.   

2.4 In a wider context a water tower, residential properties and Grantham Preparatory 
School are located on Gorse Lane to the north with the wider urban area of Grantham 
further north beyond intervening agricultural land.
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3.0 Planning History
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Reference Proposal Decision Date
S08/0448 Granted planning permission in August 

2010 on the King 31 site for the erection 
of three commercial 
warehouse/distribution units with 
associated buildings/works including 
offices, new access road, parking, 
landscaping, external lighting and fencing 
on a site promoted as the King 31 
Distribution Park. The warehousing 
provided a total gross internal floor area of 
118,377 square metres in three separate 
units.  The largest warehouse unit (Unit 1) 
was proposed on the site of Grantham 
DOV and had an internal gross floor area 
of 82,300 square metres with a height of 
approximately 15 metres. The Unit 2 
warehouse and Unit 3 warehouse were 
proposed to have an internal gross floor 
area of 22,349 square metres and 7,373 
square metres respectively. A material 
start on site comprising a lawful 
implementation of the permission was 
made in 2014. 

Approved 
Conditionally

18/08/2010

S14/1389/DC Discharged conditions on the above 
application in July 2014. Conditions 2 
(drainage), 3 (contamination measures), 8 
(management of construction traffic), 18 
(soft landscaping) and 22 (archaeology) 
were all pre-commencement conditions 
for the development which were 
discharged.

Approved 01/07/2014

S14/3560/DC Discharged part (d) of condition 3 on the 
above application in March 2015. This 
part of the condition required a verification 
plan to provide details and data in order to 
demonstrate that part (c) of the condition 
relating to remediation had been 
completed. 

Approved 03/03/2015

S15/0727/NMA In April 2015 a non-material amendment 
to S08/0448 relating to the geometry of 
the two roundabouts, one being the 
B1174 to the east of the site and the other 
being an internal roundabout. The report 
for this confirmed the S08/0448 
permission had been implemented in July 
2014 through the provision of the first 30 
metres of the access road from the end of 
Tollemarche Road North. 

Approved 09/04/2015

S16/0796 Relates to a County Matter application 
submitted by Lincolnshire County Council 
for the redesign of the A1 access junction 
which will now encroach onto the footprint 
of the large Unit 1 warehouse and is 
therefore incompatible with permission 

 Approved 15/04/2016
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S08/0448. It is anticipated the County 
Council will implement their junction 
permission as set out in S16/0796 in 
summer 2018. In principle therefore the 
S08/0448 permission remains 
implementable until this junction 
permission is implemented. 

S17/1045 For the development of land for 
commercial units (B1, B2 and B8) and 
associated access road and turning head 
(outline application with the matter of 
access included for consideration). This 
development is being promoted as the 
Grantham Enterprise Village and is to the 
north-east of the DOV site, to the north of 
Tollemarche Road North.

Approved 
Conditionally

15/11/2017

S14/2169 Relates to the Spitalgate Garden Village 
on the adjacent site. This is an outline 
application to develop the site as a mixed 
use urban extension comprising up to 
3,700 dwellings including sheltered 
housing for the elderly and extra care 
accommodation in Class C2, up to 
110,000sqm of employment space within 
use classes B1 (30%), B2 (35%) and B8 
(35%),educational facilities including a 
primary school and secondary school, a 
local centre up to 8,000sqm including A1, 
A2, A3, A4, A5 uses, B1 police room, D1 
health centre and crèche, D2 community 
hall and gym and associated open space, 
playing fields and changing rooms, 
children’s play areas, allotments, 
woodlands, wildlife habitat areas and 
sustainable drainage systems, roads, 
footpaths, cycleways, car and cycle 
parking, utility services including electricity 
substations and pumping stations (all 
matters reserved). This application is 
pending. 

Pending 
Decision

S17/2155 Also relevant to the planning background 
of this application is the receipt by the 
Council of an application for another DOV 
at Downtown, to the north of Grantham. 
This is considered in more detail in 
section 10 below.

Pending 
Decision

4.0 Planning Policy

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that 
proposals be determined in accordance with the development plan unless material 
considerations indicate otherwise.  Other material considerations to be taken into 
account include the National Planning Policy Framework and associated Planning 
Policy Guidance. 
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Paragraph 14 of the NPPF states at the heart of the document is a presumption in 
favour of sustainable development which should be seen as a golden thread running 
through both plan making and decision taking. For decision taking this means approving 
development proposals that accord with the development plan without delay and where 
the development plan is absent, silent or relevant policies are out of date, granting 
planning permission unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the NPPF 
taken as a whole or specific policies in the NPPF indicate development should be 
restricted.  

NPPF Core Planning Principles
Section 1 – Building a Strong, competitive economy
Section 2 – Ensuring the vitality of town centres
Section 4 – Promoting sustainable transport
Section 7 – Requiring good design
Section 10- Climate change, flooding and coastal change
Section 11 – Conserving and enhancing the natural environment
Section 12 – Conserving and enhancing the historic environment
Section 13 – Facilitating the sustainable use of minerals

The Development Plan comprises the Core Strategy 2010 (CS), Site Allocations and 
Policies Development Plan Document 2014 (SAP), saved Local Plan Policies 1995 and 
Lincolnshire Minerals and Waste Core Strategy 2016. Significant weight can be 
attributed to policies contained in the Core Strategy, SAP and Minerals and Waste Core 
Strategy which comply with the NPPF. 14 policies in the 1995 Local Plan were saved in 
2007 and are read alongside the Core Strategy. This Local Plan is largely out of date; 
however, appropriate weight should be given to those saved policies which are 
considered to be consistent with the NPPF. No weight is attached to the emerging Local 
Plan policies as plan preparation is not advanced.  

4.1 South Kesteven District Council Core Strategy
Policy SP1 – Spatial Strategy
Policy SP3 – Sustainable Integrated Transport
Policy SP4 – Developer Contributions
Policy EN1 – Protection and Enhancement of the Character of the District
Policy EN2 – Reducing the Risk of Flooding
Policy EN4 – Sustainable Construction and Design
Policy E1 – Employment Development 
Policy E2 – Retail Development

4.2 South Kesteven Local Plan 1995
Policy E1 – Employment Allocation (Grantham)
Policy S1 – Town Centre Shopping Area (Grantham)
Policy S2 – New Shopping Developments in and Around Town Centres (Grantham)

4.3 Lincolnshire Minerals and Waste Core Strategy and Development Management 
Plan
Policy M11 – Safeguarding of Mineral Resources
Policy M12 – Safeguarding of Existing Minerals Sites and Associated Minerals 
Infrastructure
Policy W8 – Safeguarding of Waste Management Sites

4.4 South Quadrant Supplementary Planning Document (SPD)
The Southern Quadrant Masterplan Supplementary Planning Document was adopted in 
February 2013 covering an area to the east of Spitalgate Level (B1174). The Southern 
Quadrant Sustainable Urban Extension is the largest of the development sites identified 
in the Core Strategy. Its development includes the Southern Relief Road to help relieve 
congestion in the town centre. Policy SP3 states:
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“The provision of an east-west relief road between the A1 and the A52 to the south of 
Grantham will be brought forward as part of the Southern Quadrant SUE to the 
town”.

This SPD provides the framework for consideration of development in the wider 
southern Grantham area. The proposed DOV would utilise the access onto the A1 that 
is envisaged in this document. 

4.5 Planning Obligations SPD
This SPD provides the framework for the consideration of potential planning obligations.

4.6 4th Lincolnshire Transport Plan
This document provides the policy background in relation to the Grantham Southern 
Relief Road.

5.0 SKDC Corporate Policies

5.1 Grow the Economy

5.2 Promote Leisure, Arts and Culture

6.0 Representations Received 

6.1 In accordance with the Town and Country Planning (Development Management 
Procedure) (England) Order 2015 and the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011 (which are relevant to this application), the 
prescribed statutory consultees were consulted on the application. In addition, the 
Council sought the views of a number of non-statutory external organisations and in-
house Council officers on technical aspects of the proposal. Given the scale of the 
proposed development, the Council engaged the services of independent consultants to 
provide advice on a range of specialist topics within the ES. This included an 
assessment of the adequacy of the ES itself and on the topics of retail impact 
assessment and socio-economic issues.

6.2 Initial consultation took place in July 2017 with consultation on the amended ES in 
November 2017. 

6.3 The comments of each of the statutory consultees, other organisations and SKDC 
advisors are summarised below. 

Highway England No objection subject to conditions following the submission of 
additional information.

LCC Highways No objection subject to conditions and s.106 contributions.

Lincolnshire County Council 
Footpaths

The Definitive Rights of Way Map shows Grantham Public 
Footpath No.16 currently affecting the proposed development 
site. It is intended to divert the public footpath onto the 
western side of the A1 as part of the proposed A1 Spitalgate 
grade separated junction. It is expected that the definitive line 
and customary width of the path will not be affected by any 
proposed development.

LCC Minerals Comments still to be received.
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Environmental Health No objection subject to a condition relating to extraction 
details for the A3 units.

Environment Agency No objection subject to a condition relating to foul water 
drainage.

Heritage Lincolnshire No objection subject to a condition to secure the mitigation 
strategy.

Conservation Officer Agree with the findings of the likely visual impact of the 
proposal on designated and non-designated heritage assets 
in the vicinity of the site following the submission of additional 
information. The proposed landscaping to the southern 
boundary of the site could benefit from denser planting than 
currently shown.

Anglian Water No objection.

Upper Witham Internal 
Drainage Board

The site is not within the Upper Witham Internal Drainage 
Board district. The Board has no objection to the proposed 
development provided it is constructed in accordance with the 
submitted details and drainage strategy. It is noted infiltration 
drainage is proposed

Welland and Deeping 
Internal Drainage Board

The site falls outside of both the Board's area and extended 
area.

Natural England No objection regarding Statutory Nature Conservation Sites. 
Refer to Standing Advice for Protected Species. The 
proposed development is within an area that Natural England 
considers could benefit from enhanced green infrastructure 
provision and is therefore encouraged on this site. The 
application may provide opportunities to incorporate features 
into the final design which are beneficial to wildlife, such as 
the incorporation of roosting opportunities for bats or the 
installation of bird nest boxes. This application may provide 
opportunities to enhance the character and local 
distinctiveness of the surrounding natural and built 
environment, use natural resources more sustainably and 
bring benefits for the local community, for example through 
green space provision and access to and contact with nature. 

Tree Officer Trees are primarily sited on the peripheries of the 
development area. There does not appear to be any specific 
reference to them in terms of a tree/arboricultural report or 
survey. Trees are a material landscape feature that should be 
considered accordingly.  Suggest a condition be applied to 
any planning consent requiring a detailed arboricultural 
survey (including survey and constraints plan), impact 
assessment and method statement (including protection plan) 
to the standards described in the BS5837 (2012) Trees in 
Relation to Design, Demolition and Construction-
Recommendations. Suggest a condition requiring a detailed 
landscape plan, including new sustainable tree planting in 
suitable mediums such as silver cell and ongoing reliable 
maintenance. The current document relating to landscaping is 
the BS 8545:2014 Trees: from nursery to independence in 
the landscape – Recommendations
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Woodland Trust The proposal represents a great opportunity to boost the 
profile of Grantham regionally and nationally. Pleased to see 
the value of trees reflected in the proposal and welcome the 
proposals to enhance wildlife and ecology on the site together 
with the impressive avenue of trees as a gateway to the site. 
There is scope to go further and be truly innovative in the way 
it uses trees in the new self contained site.  Particular note 
must be given to species selection and the resilience of the 
trees chosen, the proposal to use mostly native species is 
welcomed and further assurances are required regarding the 
provenance of these trees as it is recommended to use UK 
sourced and grown trees.  A greenfield site is the perfect 
opportunity to embed sustainable tree management systems 
into the development early on.  This can include shared 
service trenches to ensure the tree roots cannot negatively 
impact on services and cause expensive remedial work later 
on.  Likewise, schemes that harvest and store water on the 
site for use in watering during drier periods can also save 
money and improve survival rates.  

Network Rail No objection in principle to the development.  The site is 
close to the Grantham railway station which is operated and 
maintained by Virgin Trains East Coast. It is noted that 
proposals are included to provide public transport links 
between the site and the railway station. Given the size and 
proximity of the development in relation to the railway it is 
considered there may be significant impacts on Grantham 
railway station.  It is therefore appropriate that a contribution 
is sought from the developer towards station facility 
improvements. This could include passenger waiting and 
information facilities, enhancements to cycle parking etc. 
Recommend informatives relating to bridge strikes. 

Virgin Trains East Coast Generally supportive of the scheme on the basis this is a 
major attraction which would raise the profile of the Grantham 
area. We feel that use of the railway could provide a 
significant advantage for this facility by providing direct rail 
links for UK residents and foreign visitors. The outlet would 
only be located approximately 2km from the station. Britrail 
visitors to the UK amounted to 36.1 million visits in 2015, this 
is projected to rise to 38.1 million this year. A significant 
number of these customers do not leave London, of those 
who do a large number are attracted to Bicester Village 
specifically for the retail experience. By enhancing the links to 
the railway this scheme could promote Grantham to the rest 
of the UK as well has having the potential to attract 
international customers utilising the Britrail scheme and other 
methods for visiting the country. Whilst it is noted within the 
application there is potential to make amendments to the 
no.28 bus route operated by Centrebus it is felt the 
application is significantly lacking in consideration for these 
type of links and that a more robust linking to existing rail 
services to Grantham should be considered before approval 
is granted.
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Crime Prevention Design 
Advisor

No objections but provide general recommendations in 
relation to the safety and security of this development which 
applies to both phases subject to amendments or variations. 

Londonthorpe and 
Harrowby Without Parish 
Council

Strongly against any extra development being allowed prior to 
the successful completion of the relief road (especially 
something as large as this). The Parish feel a great amount of 
s.106 monies must be forthcoming towards the towns 
infrastructure should this be given even outline permission. 
The car parking mentioned for the hotel does not stack up, 
less parking than rooms. Asks where the staff parking is.  Do 
not see sufficient public transport supported included in the 
plans.

Newark & Sherwood District 
Council

Comments still to be received.

Peterborough City Council No comments offered

7.0 Representations as a Result of Publicity

7.1 This application has been advertised in accordance with the Council's Statement of 
Community Involvement and a total of 19 representations have been received. 

7.2 16 representations in support making the following comments:

1. Will improve job prospects of the young of Grantham;
2. Development will be good for the town and its people, this will create new jobs 

and increased funding, other such developments have brought additional footfall 
to towns;

3. It will cover a large area with more shops, public spaces, cafes and restaurants 
end employ more people;

4. The applicant's partner have years of experience in this field and are more likely 
to produce a successful outcome;

5. Fabulous opportunity for the town, will bring choice and prevent travelling to 
Nottingham and Lincoln to shop;

6. There will be access and warehousing to serve the development, the site has 
excellent road connections once the relief road is constructed and will solve the 
traffic problems in the town;

7. Welcome quality shops;
8. Looks an amazing venture and will make Grantham a go to place, the hotel will 

ensure people stay over for a few days and the estimated visitor numbers will 
overspill into the town and could potentially attract other stores to set up n the 
town. 

7.3 4 representations of concern/seeking further information/seeking conditions and make 
the following comments:

1. Seeks clarification on when the A1 junction will be built;
2. Concerned the planners are holding up this major development in order to extract 

funds for the bypass, this may not be factual but it looks like it. Seeks information 
what detailed work is being done;

3. Seek conditions to ensure the proposal does not adversely impact on the vitality 
and viability of the Nottingham and Derby Intu shopping centres.  The sought 
conditions relate to retail provision, the removal of permitted development rights 
for mezzanine floors and maintenance of stock records. 
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4. In favour of the designer outlet but do not consider this to be the best site, an 
alternative would be at Gonerby Moor with an established retail presence and 
infrastructure, the town would struggle with two out of town retail destinations at 
opposing ends of town.

7.4 1 representation objecting on the following grounds:

7.4.1 There is an outstanding planning application with Lincoln City Council for the 
comprehensive re-development of the St Marks Retail Park comprising a retail led 
mixed use development. There is a resolution to approve this subject to a s.106. The St 
Marks application proposes a new, high quality retail led mixed use development of up 
to 32,940sqm of retail floorspace and up to 7,666sqm of restaurants, cafes, drinking 
establishments and hot food takeaways in Lincoln city centre to complement existing 
city centre provision. Para.26 of the NPPF is clear that the impact of a proposed 
development on existing, committed or planned public and private investment should be 
assessed. Therefore, the impact of the proposed DOV on the St Marks Retail Park 
should be assessed particularly given that the submitted Retail Impact Analysis 
identifies that whilst Lincolnshire lies within the Secondary Catchment Area it attracts 
18.8% of the expenditure from the Primary Catchment Area, this makes Lincoln the 
most frequently visited centre from the PCA. In the absence of this analysis being 
undertaken this application should be refused in accordance with para.26 of the NPPF.

8.0 Evaluation

8.1 Principle of Development

8.1.1 The thrust of national and local policy is that proposed new development should be in 
sustainable locations wherever possible. The Core Strategy has a clear spatial strategy 
for the location of new development based on these principles. CS Policy SP1 allows 
for development in Grantham to support its role as a sub-regional centre, notably but 
not confined to the North Western and Southern Quadrants. CS Policy SP1 therefore 
supports the broad principles of focussing development in Grantham and in particular 
the sustainable urban extensions; however, it also supports development of other 
appropriate sustainable and deliverable Greenfield land. 

8.1.2 When the Core Strategy was published in 2010 it was envisaged that detailed policies 
would be set out in two further development plan documents, the Site Allocations and 
Policies DPD (SAP) covering the whole district (with the exception of Grantham) and 
the Grantham Area Action Plan (GAAP) covering the town of Grantham only. Whilst the 
SAP was adopted in 2014 the GAAP did not progress beyond the draft stage. Work has 
now ceased on the GAAP and future allocations in Grantham will be considered as part 
of entirely new district wide Local Plan. 

8.1.3 In deciding whether Greenfield sites are appropriate, sustainable and deliverable for the 
purpose of CS Policy SP1, they must be considered on their merits, in light of other 
relevant development plan policies and the most recent technical evidence base and in 
accordance with the presumption in favour of sustainable development as described in 
the NPPF. 

8.1.4 In terms of the principle of development the proposal relates to retail development on a 
site that is not allocated for retail within the adopted local plan and occupies a 
countryside location. The site does however have the benefit of an extant permission for 
industrial development.  In order to assess the principle of development relevant retail 
and industrial development policies will be considered, the loss of employment land 
assessed and consideration as to whether the site selection meets the sequential test in 
the NPPF. The impact of the proposal in terms of the vitality and viability on other retail 
provisions will be assessed and the socio-economic benefits of a DOV on this site will 
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be considered.  The conclusion will then draw these elements together to form a 
balanced judgement on the principle of the development. 

8.2 Loss of Employment Land

8.2.1 CS Policy E1 Employment Development seeks to focus employment on Grantham in 
the first instance, and then the other three market towns.  It recognises that a 
considerable number of new jobs are needed to be created if out-commuting from the 
District is to be reduced and that additional Greenfield land on the edge of the town will 
need to be identified to meet the space needs of a full range of employment generating 
uses. The objective of Policy E1 is to ensure a portfolio of land and buildings, with 
access to a good transport network, is available to deliver a successful, competitive and 
well-balanced business environment. 

8.2.2 Furthermore, Policy E1.5 of the 1995 Local Plan allocates part of the site for industrial 
purposes. This allocation covers land largely to the east of the application site and 
therefore a substantial part of the proposed DOV lies outside the allocated site. 
However, the access road and the proposed hotel fall within the allocation. 

8.2.3 Therefore, the site is in part allocated for employment use in the 1995 Local Plan and 
has the benefit of an extant permission for industrial development. Should the site be 
developed for retail purposes the industrial use would be lost. It is therefore necessary 
to assess the employment land availability moving forward for the district to assess 
whether the loss of this site for industrial purposes would undermine CS Policy E1  and 
the 1995 Local Plan Policy E1.5 relating to the district wide provision of employment 
land. 

8.2.4 The Council’s Retail and Land Employment Study 2015 which was prepared to inform 
the emerging Local Plan and represents the most up to date information on employment 
land concluded there were 547ha of allocated or potential employment land in the 
district. This included unimplemented planning permissions including King 31 and a 
number of Greenfield sites which are either allocated or with potential for employment, 
totalling 119ha. 93ha of vacant land within the existing employment clusters (including 
King 31) exist and the report concludes the supply of employment land is sufficient in 
quantity to meet the projected demand over the future Local Plan period. 

8.2.5 The Applicant’s submitted Employment Land Statement considers whether the site is 
required for employment use. This refers to the Council’s Employment Land Study 2015 
which identifies three scenarios for land requirements: a low scenario of 46.7ha, a 
central scenario of 62.1ha and a high scenario 79.1ha. 

8.2.6 The Applicant’s Employment Land Statement identifies 93.1ha of developable land for 
employment which exceeds all scenarios including the low and central 
industrial/distribution land scenario identified in the Council’s Employment Land Study 
2015; these are the scenarios the Council is working on for the purposes on the 
emerging Local Plan. The supply includes the King 31 sites of which around 68% 
(c.13.7ha) forms the application site. If that element of the site is removed 79.4ha of 
industrial/distribution land for development would remain, which exceeds the central 
scenario by c.17.3ha and exceeds the requirement under the high scenario by 0.3ha. 

8.2.7 Although the scenarios would be exceeded the level of choice of sites would be 
marginally reduced. However, alternative, comparable sites which could provide 
substitute land if required are potentially available. The balance of the King 31 site 
falling outside the application site would be available for B8 purposes. Indeed, the 
recent permission S17/1045 provides for a range of B1, B2 and B8 uses on part of the 
remaining land. 

8.2.8 It is considered the partial release of the allocation in the 1995 Local Plan could be 
justified on the basis it would not prejudice the intentions of Policy E1 as the scenarios 
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used by the Council would still be achievable. It should also be noted that the site has 
benefitted from an extant approval for some time with no take up which could suggest 
the location is not one sought by operators for the type of use approved. It is to be 
noted that S22 of the NPPF expressly cautions against the unrealistic protection of sites 
for employment use.

8.2.9 In conclusion, the site is part allocated for industrial purposes in the 1995 Local Plan 
and work carried out to inform the emerging Local Plan has identified that adequate 
industrial land remains available to serve the area. This site could be removed from the 
potential land available and adequate industrial land would still remain.  Should 
additional land be sought the recent Council report has identified suitable alternatives.  
The proposal is therefore considered to comply with the underlying intentions of CS 
Policy E1 as adequate employment land would remain available beyond this site. 

8.2.10 The proposal is therefore in conflict with the allocation set out in Policy E1.5 of the 1995 
Local Plan and although the allocation is 25 years old and the site has not been 
developed for employment purposes the land is still considered suitable for employment 
use in the Employment Land Study 2015. This policy is considered up-to-date in terms 
of its compliance with the NPF but a convincing case has been made to demonstrate 
that adequate employment land would remain for the district and approving this 
application would not prejudice the delivery intentions of this policy. Essentially, whilst 
the policy itself accords with the NPPF, the site’s continued protection for employment 
purposes is not up to date given the current evidence base.

8.3 Sequential Test for Main Town Centre Uses

8.3.1 Paragraph 24 of the NPPF states local planning authorities should apply a sequential 
test to planning applications for main town centre uses that are not in an existing centre 
and are not in accordance with an up-to-date Local Plan. Applications for main town 
centre uses should be required to be located in town centre, then edge-of-centre and, 
only if suitable sites are not available, should out of centre sites be considered. When 
considering edge-of-centre and out-of-centre proposals preference should be given to 
accessible sites that are well connected to the town centre and applicants and local 
planning authorities are urged to demonstrate flexibility on issues such as format and 
scale. 

8.3.2 The National Planning Practice Guide (PPG) addresses the use of the sequential test in 
decision making stating it is for the applicant to demonstrate compliance with the 
sequential test and the application of the test should be proportionate to the given 
proposal. The PPG suggests it is not necessary to demonstrate a potential town centre 
or edge of centre site can accommodate precisely the scale and form of the proposed 
development but to consider what contribution more central sites are able to make 
individually to accommodate the proposal. 

8.3.3 CS Policy E2 states the town centres of Grantham, Stamford, Bourne and the Deepings 
will be strengthened and regenerated and uses and activities which sustain and 
improve their vitality and viability will be supported. Large scale developments should 
be located in Grantham and all proposals should support and enhance the town’s status 
as a sub-regional centre and growth point. It further states development that cannot be 
accommodated within the defined town centres will be subject to a sequential approach 
with preference given to sites on the edge of defined centres prior to consideration of 
out-of-centre sites. 

8.3.4 The saved policies of the 1995 Local Plan include Policy S1 which addresses existing 
town centre shopping areas and states retail development will normally be concentred 
within or adjoining the town centre shopping areas of the three main town centres. At 
the time of the preparation of the local plan there was no anticipation of a designer 
outlet centre being provided for within the plan period and no allocation was made for 
such a land use.
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8.3.5 As the application site occupies an out-of-centre site for the purposes of the sequential 
test sequentially preferable sites would therefore include sites within defined town 
centres, edge-of-centre sites and out-of-centre sites, with preference given to 
accessible sites which are well connected to the town centre.  

8.3.6 The Applicant carried out a sequential assessment through the submitted Retail Impact 
Assessment and the Council engaged a retail consultant, PBA, to assess the 
submission. The consultant’s initial assessment was received and following this the 
Supplementary Retail Impact Assessment was submitted to address PBA’s comments. 

8.3.7 The submitted Retail Impact Assessment (RIA) and the Supplementary Retail Impact 
Assessment (Supplementary RIA) have considered whether there are any sequentially 
preferable sites for a DOV as part of the sequential assessment.  It examined a 30 to 60 
minute travel time area from the site covering a Primary Catchment Area (PCA) of main 
settlements.  This incorporated Bourne, Grantham, Lincoln, Sleaford, Melton Mowbray 
and Newark. The report states in accordance with the definitions contained in Annex 2 
of the NPPF, the application site would be in an out-of-centre location. It goes on to 
note that there is no defined settlement boundary for Grantham but the proposed 
development of the Southern Quadrant will incorporate the application site into the 
Grantham urban area in due course. 

8.3.8 The RIA sets parameters for the assessment of sequentially preferable sites. Having 
regard to the need for flexibility, it is considered that a sufficient degree of flexibility has 
been demonstrated given the nature of the proposed use. The parameters are that the 
alternative site should be able to accommodate development with a minimum 
floorspace of 15,000sqm, that the minimum site area should be 6.7ha and that the site 
should be accessible to the strategic highway network. These parameters are 
considered to represent an acceptable approach, providing just 45% of the site area 
sought in this application. The applicant states that a smaller site than this would be 
unlikely to be able to accommodate a Tier 1 designer outlet centre and would not meet 
their commercial objectives. 

8.3.9 The applicant has considered alternative sites in respect of the district’s three defined 
town centres at Grantham, Stamford and Bourne. The RIA notes the development plan 
does not identify any sites for retail development either within or on the edges of the 
Grantham or Stamford town centre.  The applicant was unable to identify any other 
suitable sites within the Grantham Area.  This is also the case with Stamford. In Bourne, 
the RIA notes the Site Allocations and Policies DPD identifies an area to the west of the 
Primary Shopping Area as the Bourne Core Area (Policy SAP9) for comprehensive 
mixed use development that would contain a range of main town centre uses. This 
occupies an in centre location and is therefore sequentially preferable. The RIA 
discounts this site as unsuitable on the grounds of size, which is significantly smaller 
than the lower search criteria, and the location, some distance from the strategic road 
network.  

8.3.10 In terms of settlements in neighbouring districts the RIA states the Newark District 
Council Allocations and Development Management DPD does not allocate any sites for 
retail development within or on the edges of Newark Town Centre. However, an out-of-
centre site within Newark, at Northern Road, is allocated for mixed use development 
including around 4,000sqm (net) of comparison retail floorspace. Policy NUA/MU/3 of 
the Allocations and Development DPD states future redevelopment of the site is 
dependent on the preparation of a Masterplan and the relocation of the current occupier 
to a new location within the Newark urban area. In January 2017 Newark and Sherwood 
District Council published a paper on its preferred approach to town centre and retail 
issues for public consultation which proposed changes to the above policy which 
included setting back the anticipated date for any retail development at the site to post 
2031.The RIA discounts this site on account of its size. 
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8.3.11 Three other potential development sites within Newark were highlighted.  Land at 
Northgate, Newark, has extant planning permission for 6,750sqm of retail development 
on a site of 1.65 hectares that is located approximately 450 metres from the Primary 
Shopping Area of Newark Town Centre. This is an in centre location. The former 
Nottinghamshire County Council Highways Depot site on Great North Road has also 
been subject to proposals for retail development (albeit refused in 2016). This occupies 
an out of centre site. It is accepted that both sites would be unsuitable for the proposed 
development on the basis of their size. A site at Jessop Way, Newark, comprises 
vacant land of around 15 hectares in an out-of-centre location that is currently being 
marketed for proposed industrial and warehouse development. The site has no direct 
access onto the A1 strategic road network and the formation of such an access would 
not accord with relevant standards. Furthermore, the route to the site is through an 
industrial estate and is concluded to be unsuitable, thus the site is unsuitable in 
locational terms. 

8.3.12 The RIA notes following the withdrawal of the Melton Core Strategy in 2013 the 
development plan for Melton Borough comprises the saved policies of the Melton Local 
Plan 1999. The RIA states the largest opportunity site identified by the Local Plan was 
1.6 hectares of land at Town Station. This has since been developed to provide new 
offices for the Borough Council. The Melton Retail Study of 2015 identified two potential 
development sites in Melton Town Centre at the Bell Centre and The Mall. Both sites 
are in centre. However, these sites extend to less than one hectare each and would be 
too small to accommodate the proposed development.  

8.3.13 Oakham is the main town centre within Rutland. Policy SP3 of the Rutland Local Plan 
Site Allocations and Policies DPD identifies two sites for retail development within 
Oakham at Long Row and Melton Road.  These are less than one hectare each and are 
unsuitable for the proposed development. 

8.3.14 Sleaford is the main centre within North Kesteven. The Central Lincolnshire Local Plan 
(adopted April 2017) identifies an edge-of-centre site at the former Advanta Seeds site 
which is considered to be suitable for mixed retail, leisure, office and residential uses 
(Policy LP45).  The site previously benefited from planning permission for the erection 
of a Tesco Extra store but Tesco has withdrawn its interest in the site. This site extends 
to 4.64ha which is below the search criteria although the applicant has identified 
another site of 5.4 hectares, Sleaford Maltings, which is to the south of Advanta Seeds.  
The former Maltings provide over 50,000sqm of floorspace and are grade II* listed.  
Permission was granted in 2011 for the change of use, alteration and extension of the 
Maltings to provide over 200 residential units together with offices, healthcare and 
community facilities and just under 1,400 sqm of retail and restaurant floorspace.  
These sites can be discounted on the basis that the former is too small to accommodate 
the proposed development and the potential to combine the two sites is constrained 
because they are separated by the railway line. The Sleaford Maltings site is considered 
to be unsuitable on the basis of its size, the constraints provided by the listed status, 
form, layout and the constrained access to the site. 

8.3.15 One other development site was assessed in the Supplementary RIA on East Road, 
between Sleaford town centre and the A17. It comprises undeveloped land, split into 
seven adjoining plots that provide a total of approximately 17 hectares.  The site has 
planning permission for Use Class B development but the marketing details suggest 
that some plots would be suitable for other uses. Several of the plots are under 
construction or recently developed leaving only 3.34ha of disjointed land available. The 
site also offers insufficient accessibility and is concluded as unsuitable. 

8.3.16 The conclusions of the RIA and Supplementary RIA have been accepted by the 
Council’s Retail Consultant. Based on this detailed scrutiny Officers have concluded 
there are no suitable sites occupying a sequentially preferable location to the 
application site and that the sequential test set out in para 24 of the NPPF is passed. It 
is accepted the applicant has adopted an appropriate area of search for the sequential 
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assessment required by paragraph 24 of the NPPF and Policy E2 of the Core Strategy.  
The search criteria adopted demonstrate a considerable degree of flexibility, taking into 
account the purpose of the proposed development and the objectives of the applicant.  
The proposal complies with CS Policy E2 as it would support Grantham’s Sub Regional 
role and supports the objectives of this policy. The proposal is also not in conflict with 
the 1995 Local Plan Policy S1. Although the site does not occupy a town centre 
location, the phrasing of this policy does not explicitly preclude non-town centre retail 
development. In any case, greater weight is given to CS Policy E2 than to the 1995 
Local Plan Policy S1 as Policy S1 is considered to be out of date, making no reference 
to the sequential test. 

8.4 Impact Assessment

8.4.1 Paragraph 26 of the NPPF states when assessing applications for retail development 
outside of town centres which are not in accordance with an up-to-date Local Plan, local 
planning authorities should require an impact assessment if the  proposal is in excess of 
the default threshold is 2,500 sqm (absent a different, locally adopted threshold).  The 
impact tests to be considered for such developments are:

 the impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal; and

 the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and wider area, up to five years 
from the time the application is made.

8.4.2 The proposed retail floorspace within the application would exceed the locally set 
threshold of 1,000sqm, as well as the default threshold, and is located in an out-of-
centre location. For major schemes where the impact will not be realised in five years, 
the impact should also be assessed up to ten years from the time the application is 
made.

8.4.3 CS Policy E2 states the town centres of Grantham, Stamford, Bourne and the Deepings 
will be strengthened and regenerated and uses and activities which sustain and 
improve the vitality and viability will be supported. Large scale developments should be 
located in Grantham. 

8.4.4 The Applicant submitted a Retail Impact Assessment which was assessed by the 
Council’s retail consultant. Following initial comments a Supplementary Retail Impact 
Assessment (Supplementary RIA) was submitted and considered by the Council’s retail 
consultant. 

8.4.5 Together, these documents have assessed the impact of the proposal on the vitality 
and viability of existing retail provisions. This process includes an assessment of the 
catchment area of the study to ensure it is appropriate, the current performance of retail 
centres within the study area together with existing shopping patterns and expenditure.  
This establishes the baseline against which the impact of the proposal will be assessed. 
The turnover of the proposal and where trade may be drawn from to the proposal are 
then considered in order to form a conclusion on whether the DOV would have an 
acceptable impact on the vitality and viability of existing retail offerings. 

8.4.6 The assessment is contained in the RIA and Supplementary RIA. The latter document 
was submitted in response of the Council’s retail consultant’s initial assessment and 
introduced new commitments in Stamford and Newark and removes the permitted 
scheme to extend the Victoria Centre in Nottingham.  The Council’s retail consultant 
considers this to represent a more consistent approach. The additional information also 
provides further assessment on the impact of the St Marks site in Lincoln following 
concerns raised at the consultation stage. The adopted Lincolnshire Local Plan shows 
the site forming part of the Primary Shopping Area for Lincoln. As such, this site would 
function as part of the city centre’s retail core. The submitted assessment of cumulative 
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impact demonstrates the effect on Lincoln city centre would not be significant and would 
not prejudice the St Marks scheme from being delivered as the trading impact would not 
be significant, a conclusion agreed with by the Council’s retail consultant. 

8.4.7 The submitted report has a baseline year of 2016 which is when the household survey 
used to inform the assessment was undertaken. The proposed Grantham DOV is 
expected to be completed in 2020 (Phase 1) and 2023 (Phase 2). The years for 
assessment of impact are therefore 2022 and 2025 so as to allow for trade patterns of 
each phase of the development to have become established. 

8.4.8 The catchment area for the proposed development is based on drive times from the 
application site. A primary catchment area (PCA) has been identified on the basis of a 
30 minute drive time and a secondary catchment area (SCA) on the basis of a 60 
minute drive time. The proposed catchment area is extensive and reflects the 
anticipated trade draw of large scale designer outlet centres and is accepted by the 
Council’s retail consultant. The Council’s advisors have advised that this is the 
approach which has been taken in other comparable cases.

8.4.9 The RIA contains health checks of relevant centres within the PCA. The report notes 
Grantham has suffered a decline in national multiple retailers and exhibits a vacancy 
rate above the national average.  The town centre has below average representation in 
key clothing and footwear sectors (albeit there is better representation within retail parks 
on the edges of the town centre). It concludes Stamford, Bourne, Melton Mowbray and 
Newark all perform strongly. Sleaford has above average vacancy rates and is slightly 
under-represented in terms of comparison retail and leisure offers. Oakham is 
performing well with a particularly low vacancy rate with a good range of retailers and 
services. Bingham is smaller than the other centres although relatively close to the 
application site and has a good range of shops and services that primarily meet the day 
to day needs of its catchment area.

 
8.4.10 The RIA also considered the retail health of city centres within the SCA. In summary, 

the submission concluded the city centres are generally performing well.  Leicester and 
Derby have both benefitted from new investment and although Nottingham has suffered 
from stalled investment and increasing competition it remains the dominant centre in the 
region. Both Lincoln and Peterborough perform well against a number of key indicators 
of vitality and viability.  Of all the higher order centres within the SCA Nottingham and 
Leicester have the best representation in terms of higher quality comparison goods 
retailers. 

8.4.11 The RIA considered the performance of town centres within the SCA. In summary the 
current performance of other centres is mixed with the stronger centres including West 
Bridgford, Market Harborough and Retford whilst centres such as Ilkeston, Corby and 
Worksop are more vulnerable.

8.4.12 In order to consider the likely impact of the DOV on retailing within the study area 
current shopping patterns need to be assessed. The applicant commissioned NEMS 
Market Research to undertake a telephone household survey within the catchment 
area.  This included 2,000 interviews with a minimum 100 interviews being undertaken 
in each of the 20 survey zones.  The Council’s Retail Consultant has confirmed the 
pattern of comparison retail market shares from the survey reflect their expectations in 
terms of size and location of centres within the catchment area and the strength of the 
retail offer of the relevant centres. 

8.4.13 The RIA has then estimated expenditure capacity within the catchment area of the 
proposed development based on published forecasts of population growth and per 
capita expenditure on comparison goods.  The weightings used for this are similar to 
those used in the Scotch Corner DOV proposal which was granted permission by the 
Secretary of State on 2 December 2016. These increase trade impacts on higher order 
destinations and particularly regional centres such as Lincoln and Nottingham which 
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would expect to compete more directly with the proposed development than the smaller 
centres. The Council’s retail consultant concludes the submission provides a robust and 
consistent approach and the assumptions applied in terms of trade diversion and the 
assessment of cumulative impacts is appropriate and consistent. 

8.4.14 In terms of the proposal a total net sales for the two phases of the development is 
calculated on the basis of a net/gross floorspace ratio of 75%.  This is a reasonable 
assumption and in line with expectations in respect of modern comparison retail 
floorspace. The RIA states that Phase 1 of the proposed development would deliver 
retail sales area of approximately 11,479sqm and Phase 2 approximately 6,503sqm. 
This would give an estimated total retail sales floorspace of 17,982sqm for the scheme.  
A sales density of £5,700 sqm (which is consistent with sales densities achieved at 
similar UK Designer Outlets) is applied to this net floorspace in 2016 and this sales 
density is expected to grow at a rate of 2% per annum over the assessment period. 
Sales densities are therefore expected to grow to £6,812sqm in 2025.  

8.4.15 On the basis of these figures the RIA shows that the total turnover of Phase 1 is 
expected to be £73.68 million in 2022, rising to a combined turnover for Phases 1 and 2 
of £122.49 million in 2025. 

8.4.16 The RIA estimates that the proposed development will draw 37.5% of its total 
comparison retail turnover from residents within a 30 minute drive time to the 
application site (i.e. the PCA), 55% from residents within a 30-60 minute drive (i.e. the 
SCA) and 7.5% from outside the catchment area. This is based on the distribution of 
population within 30 and 60 minutes and the fact that the DOV will perform as a high 
quality retail destination with a wide geographical attraction.

8.4.17 The Council’s Retail Consultant considers the RIA has adopted a number of appropriate 
assumptions including in respect of the catchment area of the proposed development, 
the estimated retail turnover of the scheme and the broad trade draw assumptions 
applied in respect of the primary and secondary catchment areas. The consultant 
concludes it is not considered the forecasted trade impacts of the proposal would give 
rise to significant adverse impacts under the terms of paragraph 26 of the NPPF given 
the estimated low trade impact upon all of the centres assessed. The Council’s Retail 
Consultant considers that the estimated cumulative trade impact on Grantham would be 
around 3-4% in 2025.

8.4.18 Officers therefore conclude that the proposal would not be significantly harmful to the 
vitality or viability of any existing retail centres and therefore complies with the thrust of 
CS Policy E2. The nature of the proposal does not seek to replicate town centre retail 
provision and challenge such centres directly but rather it aims to provide a destination 
in its own right which would lead to other benefits to Grantham town centre, which is 
explored later in this report.   

8.4.19 The proposal complies with Paragraph 26 of the NPPF which sets out the impact 
assessment of retail proposals which exceed the set floorspace threshold. The reports 
submitted by the Applicant robustly assess the impact on centres to allow for 
conclusions to be drawn on town centre vitality and viability, including consumer choice. 

8.4.20 The submissions place strong reliance upon the distinctive retail offering of a Tier 1 
DOV which differs significantly from conventional town and city offerings. It is 
considered the NPPF test has been met. Nonetheless it is important that conditions and 
terms of any planning obligation are such as to ensure that the character of the use will 
result in the form of development which has been assessed.

8.5 Socio-economic considerations

8.5.1 The Applicant has submitted a Socio-Economic Report to support the application which 
identifies four types of economic and related social impacts:
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 the impact of the retail proposals overall in the area, specifically in terms of the 
employment and gross value added (GVA) effects associated with the retail 
development;

 the wider impact on tourism and leisure in the district, principally in terms of the 
employment and GVA impacts from wider tourism/leisure related visitor 
expenditure;

 other effects which are not readily quantifiable, including introducing a new 
gateway/sense of arrival to Grantham and changing the wider image of Grantham; 
and

 constructed related employment impacts, based on estimates of construction 
costs.

8.5.2 The Council’s retail consultant was consulted upon the report and highlighted that the 
direct employment and GVA impacts will form the principal benefit, along with 
temporary impacts during the construction phase. The inclusion of wider tourism/leisure 
impacts is appropriately assessed as significantly beneficial to the local economy based 
on other successful DOV’s which act as a tourism/leisure destination. The identification 
of other effects which are not as readily quantifiable is also important in order to ensure 
that the full benefits of the scheme are considered. 

8.5.3 In terms of regeneration and economic development the report identifies the following: 

 the local economy of Grantham has performed poorly in recent years with 
employment rates falling;

 Grantham town centre’s current levels of vitality and vibrancy could be improved;
 Although unemployment is now low the experience of the recession has 

emphasised how vulnerable the local economy is;
 The workforce in Grantham is relatively poorly qualified when compare to adjacent 

authorities;
 Both the jobs located in the area and on average jobs filled by residents from the 

area tend to be focussed in lower skilled, lower paid occupations;
 There is a only modest tourism/visitor economy in the local area, notwithstanding 

the areas obvious assets to the visitor economy.

8.5.4 In terms of assessing benefits from the scheme one option is to consider the impact 
should permission not be granted. In this case the site would still have the planning 
permission from 2010 for distribution floorspace. However, to date there has been a 
lack of meaningful interest in taking up this permission. This poor market performance 
has been attributed in the ES partly to the recession but also due to a lack of demand 
from occupiers for large distribution centres in this location. The report also highlights 
there is sufficient supply of employment land for distribution purposes in the district 
even when this part of the King 31 site is excluded. Given the evident low interest in the 
current allocation, it is not unreasonable to assume that no or limited development for 
employment uses would come forward in the short to medium term in the absence of 
the proposed DOV. 

8.5.5 Given the land owners desire to advance the DOV a critical eye needs to be brought to 
bear upon this issue since active marketing for the site for distribution purposes may not 
have been a priority in recent years.  It should also be noted that if the site was brought 
forward for such purposes there is a possibility that it could attract an occupier who 
might not otherwise have located within the district. However, it is considered on 
balance there is a strong prospect that the site could reasonably remain unused for 
industrial purposes and therefore generate no economic benefit. 

8.5.6 To assess the benefits of the scheme it is nonetheless relevant to compare the impact 
of the extant permission with the proposal. The comparison of the two uses for the site, 
indicated that should the development of Unit 1 take place this could create some 326 
full time equivalent jobs, generating £16.6 million of net additional GVA per annum. This 
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compares to the applicant’s estimate for the DOV proposals of between 1,100 and 
1,200 net additional full time equivalent jobs and £36 million of net additional GVA. 

8.5.7 The report estimates over 50% of jobs would be filled by residents of Grantham and 
around 65% of those working at GDOV might be residents of South Kesteven District. 
The report suggests the displacement rates are: Grantham Town 5%, South Kesteven 
District 7.3% and the wider impact area 28.7%. It recognises a displacement rate of 7% 
at the district level is unusual for a retail scheme but the reason suggested, that the Tier 
1 DOV retail offer would be almost completely different from other retail locations in the 
district, is a reasonable statement.

8.5.8 The submitted report identifies two potential wider economic effects of DOV; the 
creation of a better gateway to the town centre on arrival from the south and improved 
perceptions of Grantham, associated with creating a successful high quality 
retail/leisure offer. It is considered the report’s assessment, that by bringing forward a 
high quality development and potentially attracting over 3 million visitors a year to 
Grantham, the proposed scheme is likely to improve external perceptions and boost the 
confidence of local businesses. A further benefit is the proposed links to the Retail and 
Leisure Skills Academy. 

8.5.9 A further benefit identified is the potential for linked trips and visitor expenditure in the 
local economy; the submission forecasts 10% of visitors would make linked trips. 
However, due to the lack of available evidence the extent to which visitors to the site will 
then make linked trips elsewhere in Grantham or the district is difficult to prove and 
therefore this figure has been treated as indicative. Nonetheless there is no reason to 
consider that spin off benefits to the town centre will not be significant albeit that for the 
sake of robustness they have not been factored into the retail impact assessment 
detailed above. 

8.5.10 The findings of the Applicant’s report have been accepted by the Council’s retail 
consultant and on this basis Officers conclude overall it is considered the proposal 
would result in significant benefits to the district. The proposal would provide a 
significant investment into the area, would strengthen Grantham’s role as a sub-regional 
centre and help to reduce retail expenditure leakage to other areas. It is estimated over 
1000 full time equivalent jobs would be created when operational following 
approximately 320 jobs during construction of phase 1 and 220 for phase 2. The 
scheme has the potential to attract up to 3.5 million people annually with an estimated 
10% of these visitors carrying out linked trips to other attractions in the district. Although 
this figure is indicative only the way the district can benefit from a good visitor 
experience to the DOV is important to consider. The DOV is likely to draw visitors to the 
area who have previously not visited the town or hinterland and this could contribute to 
maximising the area’s potential as a tourist draw. 

8.5.11 There are a number of reasons why the proposed DOV represents an opportunity to 
maximise linked trips with Grantham town centre and the wider district and to create the 
conditions for complementary development that is mutually economically beneficial. 
These include the number of visitors attracted to the area, the town centre 
improvements to encourage linked trips, initiatives to increase the number of visitors to 
DOV who will also then spend in Grantham town centre, and thus increase footfall in the 
town centre, to the benefit of retailers and service providers. 

8.5.12 The initiatives include 15sqm of floor area within the DOV Management Suite and main 
reception for the purposes of marketing Grantham town centre which will be provided 
for the duration of the development, a dedicated pop up shop or similar display area for 
the purpose of showcasing Grantham town centre retailers and events, a subsidised 
bus service funded for three years travelling between DOV and the town centre to allow 
DOV visitors to leave their cars at the site and travel to the town centre. Other potential 
benefits include enhancing the town centre public realm, improved car parking signage 
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and support for town centre visitor related events. in order to encourage and assist DOV 
customers to visit the town centre as part of a linked trip.. 

8.6 Conclusion and Planning Balance on the Principle of Development 

8.6.1 At paragraph 12 the NPPF states, in line with the test in section 38(6), proposed 
development that accords with an up to date Local Plan should be approved and 
proposed development that conflicts should be refused unless other material 
considerations indicate otherwise. Paragraph 14 highlights the presumption in favour of 
sustainable development is the golden thread running through decision taking. It states 
where the development plan is absent, silent or relevant policies are out of date, 
planning permission should be granted unless any adverse impact of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the NPPF taken as a whole. 

8.6.2 It is acknowledged that the proposal is not in accordance with the development plan 
taken as a whole. The proposals conflict with Policy E1.5 of the 1995 Local Plan which 
allocates part of the site for warehousing and distribution. This is an up to date policy 
and the site is still considered suitable for this purpose in the Employment Land Study. 
The majority of the site occupies a countryside location not allocated for development 
and the whole site is considered suitable for employment use in the Employment Land 
Study. Furthermore, the proposals are for retailing but the site is not an existing retail 
area but an out of centre location. 

8.6.3 In the absence of the GAAP there are no more recent site allocation development 
documents and therefore Policy E1.5 is the most relevant allocations policy in relation to 
this site. Therefore, the proposals are not compliant with the development plan as a 
whole (notwithstanding that there are specific policies which the proposal complies 
with).

8.6.4 Therefore, consideration must be given to the provisions of the NPPF and Section 38(6) 
of the Planning and Compulsory Purchase Act 2004 which requires that proposals be 
determined in accordance with the development plan unless material considerations 
indicate otherwise. 

8.6.5 As a material consideration the NPPF seeks policies to promote competitive town 
centre environments and set out policies for the management and growth of centres 
over the plan period which recognise town centres as the heart of communities and 
pursue policies to support their viability and vitality. The Framework requires a 
sequential test to be applied to planning applications for town centre uses where they 
are not in an existing centre and are not in accordance with an up to date local plan. It 
further states preference should be given to accessible sites that are well connected to 
the town centre. 

8.6.6 The proposal has been subject to a sequential test which identified no preferable 
alternative sites. The site is well related to the town centre and will have good access to 
the A1. The majority of visitors to DOV’s use private transport; however, bus links to the 
town centre would be provided, linked trips to the town centre using public transport 
forms part of proposal and footpath links to the town centre are available. By their 
nature DOV’s are not unduly sustainable due to the distances many visitors travel and 
the required land area is not easily found in town centre or edge of town centre 
locations. 

8.6.7 The proposal has been assessed in terms of the impact on the vitality and viability of 
town and city centres within the agreed impact area. This has concluded the impacts 
would be within an acceptable level and would therefore not be significantly harmful to 
established retail centres. 
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8.6.8 The proposal would however have many significant benefits which include the 
substantial investment into the area, would strengthen Grantham’s role as a sub-
regional centre and help to reduce retail expenditure leakage to other settlements. It 
would create a significant number of jobs and has the estimated potential to attract up 
to 3.5 million people annually. Of these visitors an estimated 10% could carrying out 
linked trips to other attractions in the district. This would be beneficial to Grantham town 
centre and other tourist attractions. The proposal is also of a nature and scale that 
would offer a significant boost to the perception of Grantham. 

8.6.9 The proposal would remove a significant amount of industrial land from the overall 
availability although sufficient land would remain and alternative provision could be 
made elsewhere if the demand required. The site has had permission for a number of 
years and no occupiers have been secured.  The loss of this employment land would 
result in a loss in potential industrial employment; however, this would be offset by the 
gains in employment from the DOV and potentially the industrial employment could be 
generated on new sites if needed. Job creation would be significantly higher for the 
DOV compared to the industrial approval. 

8.6.10 Although contrary to the policy identified above, there are no specific policies relating to 
DOVs and significant, district wide, benefits have been identified.  Impacts include loss 
of employment land, heavy reliance on the private vehicle to visit the DOV and effects 
on existing retail provision. However, it is considered that these impacts are outweighed 
by the significant benefits of the scheme on a district wide basis.  No objection is 
therefore raised to the development on principle. 

8.7 Visual Impact

8.7.1 The NPPF sets out planning principles which seek high quality design, recognising the 
intrinsic quality of the countryside and promoting the vitality of urban areas. 

8.7.2 Policy EN1 of the Core Strategy seeks the protection and enhancement of the character 
of the district. Within this all development will be assessed in relation to, amongst other 
things, landscape features, local distinctiveness and sense of place, historic character, 
the quality of the built fabric, the condition of the landscape, biodiversity and ecology, 
visual intrusion, noise and light pollution. 

8.7.3 The Design and Access Statement sets out a number of principles that the applicant 
considers key to achieving a successful DOV and to respond to the particular conditions 
of the site.  These are: sense of arrival, highways, phasing, entrances, one storey 
development, retail loop, main square, pedestrian streets, squares, anchors, remote 
storage, playground and parking provision. The proposed design incorporates these 
elements and concepts and follows the design evolution from the Masterplan. 

8.7.4 The proposal is set out in a series of streets and squares comprising buildings intended 
to create a silhouette of a village seen from a distance. The buildings have a variety of 
heights, sizes and roof forms and comprise single and double units and anchor units. 
These would be set out with anchor buildings to the southern elevations with flat roof 
single storey office buildings towards the centre. Retail units would then be located in a 
linear form along the northern, eastern and western boundaries with further buildings 
within these outlying terraces. A series of squares are proposed which would have a 
greater degree of landscaping and include a covered play area. Existing landscaping 
would be retained where possible and additional planting proposed. 

8.7.5 Along the streets the single units would have a minimum width of 7.5 metres with a floor 
area of 160m2. Materials would be painted timber cladding with slate roofs or fibre 
cement in a variety of dark greys. A double unit would be located at the centre of each 
street as a feature.  These units would have gabled facades. In the squares the units 
would have ridged roofs with the roof sloping down to the eaves on the facade.  These 
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would seek to minimise massing and allow more sunlight to the outdoor areas. At the 
more visible corners of the scheme, at both sides of the entrances and at the end of the 
streets, anchor buildings would be constructed. These would be visible from outside the 
main entrance and from inside the main square; they would be the tallest buildings in 
the development. The massing would be broken up by including three roofs within each 
building. 

8.7.6 The proposed materials includes timber cladding to be painted in a palette of natural 
colours in matt tones from off white up to off black, greens and blues.  Green metal 
cladding for both facade and roof would be used on the anchor stores with other 
buildings comprising a mix of materials including metal standing seam, horizontal and 
vertical timber boarding. 

8.7.7 The proposed landscaping of the site follows a number of principles which include the 
reinforcement and strengthening of the southern boundary with new broadleaved 
planting to create a green edge to the development, to maintain, as far as possible, the 
site’s tree belt, providing additional tree planting to the west of the proposed hotel, the 
introduction of new landscaping elements including woodland blocks, standard trees, 
hedgerows and grassland habitats and additional tree and shrub planting is proposed 
around and within the proposed car parks and along the proposed access routes. This 
would include:

 For the site entrance a high quality tree lined avenue to lead visitors to the central 
roundabout;

 Two main landscape spines from the car park leading visitors to the village 
frontage with a landscaped area provided at the facade to visually break up the 
hard surfacing;

 Native planting for the car parks;
 Planting around all site boundaries;
 A temporary meadow on the site of the proposed hotel;
 Village streets and squares to include ornamental planting, informal seating, water 

features, shrub planting

8.7.8 A signage strategy is proposed to ensure a common design principle for the signs within 
the site and on buildings. Each building would have a signage zone on the facade 
above the shopfront windows and doors with a background colour to match the colour 
of the retail unit.  Hanging signs would be of a consistent appearance projecting from 
the facade at a high level.  There would also be signage on the canvas canopies. The 
scheme is intended to create a uniformity of signage.  Within the site totem signs are 
proposed which are intended to be the only signs visible from outside the site. These 
would highlight the access points. 

8.7.9 It is expected out of hours lighting would dim down, retaining a low level of security 
lighting around the site. The site has no local residents in the immediate vicinity and the 
King 31 Link Road and A1 junction will be lit. 

8.7.10 It is considered the proposal has been well designed to create a village style layout with 
variations within a consistent theme.  The design breaks down the massing of the 
buildings effectively with anchor buildings used to aid legibility in the layout. A high level 
of landscaping will be secured through conditions and a strong sense of place would be 
established. 

8.7.11 The ES considers that there would be a relatively limited number of opportunities in 
which to view the proposed development from the wider landscape, largely as a result 
of the containment of landform and vegetation and the screening effects of the adjacent 
industrial estate thus limiting its visual impact. 
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8.7.12 The proposals are considered to provide a high quality designed development in terms 
of buildings, landscaping and public realm. The proposal is considered to accord with 
CS Policy EN1 in respect of visual impact

8.8 Landscape Assessment 

8.8.1 A number of documents consider the landscape character of the site. These include 
Natural England’s National Character Area (NCA) profiles with the site within NCA75 
Kesteven Uplands with key characteristics identified as undulating mixed farmland 
landscape, large arable fields predominating on the higher ground of the Kesteven 
Plateau, enclosure generally by hedges, significant areas of woodland and major roads 
and the East Coast Main Line run north to south dissecting the landscape. The East 
Midlands Regional Landscape Character Assessment sets the site within the character 
area Forest Hills and Ridges with key characteristics of extensive areas of woodland 
and a sparsely populated area of a tranquil character. The South Kesteven Landscape 
Character Assessment locates the site within the Grantham Scarps and Valley LCA with 
key characteristics identified as including woodland and pasture cover, generally 
medium scale pasture fields with hedgerows and small villages, separated from 
Grantham by narrow areas of countryside. 

8.8.2 The site is within an area identified as having medium sensitivity to employment 
development comprising a landscape of reasonably positive character but with evidence 
of alteration or degradation of features and potentially tolerant to some change.  The 
Landscape Sensitivity and Capacity Study of Specified Areas in Grantham assesses the 
adjacent area as moderate landscape sensitivity, moderate landscape value and of 
moderate landscape capacity. 

8.8.3 The Landscape and Visual Assessment (LVIA) submitted with the Application 
concludes the site contains no rare features, does not display any pronounced sense of 
scenic quality or tranquillity, has no known cultural associations and performs no 
recreational function. The landscape fabric is generally intact although the landscape 
has been subject to recent disruption through the construction activities of the Link 
Road. The southern boundary is noted as having boundary hedgerow and tree belt 
which provides some degree of landscape value and interest and the site is influenced 
by nearby urban elements including the A1 and its associated traffic. The LVIA 
concludes at a local level the impact of the proposed development overall in LVIA terms 
is judged as being inconsequential and no more than negligible.  The degree of change 
to landscaping element such as woodland and trees would vary between medium to 
low. The report concludes the overall key characteristics of the landscape would not be 
fundamentally altered.

 
8.8.4 The local rise near Gorse Lane and mature woodland aligning the A1 would limit views 

of the site when travelling on the A1.  Visibility would only be experienced on the 
immediate approach or passing the site between landscaping.  The proposed DOV 
would not have a continuous roofline as proposed on the warehouse with the retail units 
having different heights and widths to break up the massing. Additional landscaping 
would partially mask the buildings but the development is not intended to be fully hidden 
but viewed as a village set within the countryside. The massing, landscaping and limited 
height of the development (the site is at a lower level than the A1) would ensure the 
proposal would be visible but not unduly dominant from the A1. Furthermore, due to the 
design, scale and massing, the buildings would not be visually more harmful within the 
landscape compared to the approved industrial buildings. Given that the principal off 
site view will be from those travelling along the A1 it is considered that views of the site 
would be fleeting, thereby reducing the visual impact. 

8.8.5 From the east and south-east the site would be adjacent to existing commercial and 
industrial buildings and would be read as part of a larger group of buildings, to the south 
of the town. The development would have a more attractive and cohesive appearance 
than the neighbouring development and would benefit from a comprehensive and 
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specifically designed landscape scheme which would help to integrate the development 
into the landscape. The eastern portion of the site is the former quarry and as such has 
suffered from a high level of intervention which has lowered the visual quality of the site. 
Part of the landscaping that divides the site between the former quarry and agricultural 
land would be retained which would reduce the visibility of the western portion of the 
development.  

8.8.6 The impact of the proposal has been considered together with the impact of adjacent 
development; these include the remainder of the King 31 site, the Southern Quadrant 
Link Road, the Spitalgate Heath development and the Little Ponton Quarry. The 
majority of these are either allocated, part of the Southern Quadrant identified under CS 
Policy H2B or have planning consent. As such, the principle of development within this 
landscape has been established to a large extent. The DOV would provide an additional 
level of change and effect on the landscape character and visual receptors. However, 
this combination of development would largely be experienced within a landscape 
context of highway uses and built uses. 

8.8.7 In conclusion, the proposal would be seen in a limited number of views from within the 
landscape (other than the road network immediately adjacent to it), largely as a result of 
the containment and screening created by existing landform and vegetation and by the 
existing built elements of the adjacent industrial and commercial estate. Where there 
are opportunities to view the site from the higher land to the east of the River Witham 
the site would be comparatively distant and would be viewed in the context of the 
existing, adjacent development. The proposal would not be incongruous or intrusive 
within the context of the locality and complies with CS Policy EN1.

8.9 Historic Environment

8.9.1 Scheduled Ancient Monuments are protected by the Ancient Monuments and 
Archaeological Areas Act of 1979. Listed buildings are protected by the Planning (Listed 
Building and Conservation Areas) Act of 1990. Chapter 12 of the NPPF sets out the 
requirements where development has the potential to impact upon heritage assets. 
Paragraph 132 states great weight should be given to the conservation of heritage 
assets and the more important the asset, the greater the weight should be. There are 
three policy tests in the NPPF relating to designated and non-designated heritage 
assets:

8.9.2 Paragraph 133 states:

“Where a proposed development will lead to substantial harm to or total loss of 
significance of a designated heritage asset, local planning authorities should refuse 
consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve the substantial public benefits that outweigh that harm or loss, 
or all of the following apply:

 The nature of the heritage asset prevents all reasonable uses of the site; and
 No viable use of the heritage asset itself can be found in the medium term through 

appropriate marketing that will enable its conservation; and
 Conservation by grant funding or some form of charitable or public ownership is 

demonstrably not possible; and
 The harm or loss is outweighed by the benefit of bringing the site back into use.”

8.9.3 Paragraph 134 states:

“Where a development will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits 
of the proposal, including securing its optimum viable use.”
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8.9.4 Paragraph 135 states:

“The effect of an application on the significance of a non-designated heritage asset 
should be taken into account in determining the application. In weighing applications 
that affect directly or indirectly non-designated heritage assets, a balanced 
judgement will be required having regard to the scale of any harm or loss and the 
significance of the heritage asset.”

8.9.5 In this context, proposals which would result in substantial harm to or total loss of 
significance of a designated heritage asset should be refused unless it can be 
demonstrated that it is necessary to achieve substantial public benefits that outweigh 
the harm. Where a proposal would lead to less than substantial harm to the significance 
of a heritage asset, this harm should be weighed against the public benefits of the 
proposal. Although substantial and less than substantial harm are a matter of 
judgement the PPG advises that substantial harm is a high test and is most likely to be 
applicable where a fundamental element of the heritage asset’s special interest is 
seriously compromised. 

8.9.6 Planning Practice Guidance 18a Paragraph 40 requires a desk based assessment, and 
where necessary, a field evaluation, where development could affect archaeology. The 
Planning (Listed Buildings and Conservation Areas) Act 1990 under s.66 imposes a 
general duty to have special regard to the desirability of preserving listed buildings or 
their settings or any features of special architectural or historic interest which it possess. 
S.72 states special attention shall be paid to the desirability of preserving or enhancing 
the character or appearance of Conservation Areas. As was made clear in the 
judgement of the Court of Appeal in the Barnwell Manor case, and subsequent case 
law, the above mentioned legislation requires that considerable importance and weight 
must be attached by the decision maker to the desirability of preserving the significance 
of heritage assets when balancing harm against public benefit. 

8.9.7 CS Policy EN1 states development must be appropriate to the character and significant 
natural, historic and cultural attributes and features of the landscape within which it is 
situated and contribute to its conservation, enhancement or restoration. 

8.9.8 The Grantham Townscape Assessment recognises the ‘green rim’ around Grantham 
which provides an important panoramic viewpoint when entering Grantham as well as 
strategic views to key landmark buildings including St Wulfram’s church spire. 

8.9.9 The Environmental Statement states there are no statutory sites of international 
importance (e.g. World Heritage Sites) within the site or a 2km radius. There are 16 
sites of national importance (Scheduled Monuments, Grade I and Grade II* listed 
buildings) and regional importance that have been considered for assessment (Grade II 
listed buildings, Conservation Areas and Registered Parks and Gardens). 

8.9.10 The revised ES considered the likely significant environmental effects of the 
development on both designated and non-designated heritage assets. These are 
summarised in the table below: 

Designated 
Heritage Asset

Non-Designated 
Heritage Asset

ES
Assessment 

After 
Mitigation

NPPF 
Assessment

Within The 
Site/On Boundary
5 non-designated 
heritage assets

None

Probable Bronze 
Age Round Barrow

Minor Adverse Less than 
substantial 
harm
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Iron Age Enclosure Moderate, 
beneficial after 
mitigation

No harm

Round Barrow Minor Adverse Less than 
substantial 
harm

Parish Boundary Minor Adverse Less than 
substantial 
harm

Possible Roman 
Road

Minor Adverse Less than 
substantial 
harm

Outside The Site
16 sites 
(Scheduled 
Monuments, Grade 
I, Grade II* and II 
listed buildings, 
Conservation 
Areas and 
Registered Parks 
and Gardens)

Bowl Barrow 450m 
northwest of St 
Guthlac’s Church 
(Scheduled 
Monument)

Negligible No harm

Grantham 
Conservation Area 
including St Wulfram’s 
Church (Listed 
Building)

Negligible No harm

St Anne’s 
Conservation Area

Negligible No harm

Church of St Guthlac, 
Little Ponton (Listed 
Building)

Negligible No harm

Pigeoncote, Little 
Ponton (Listed 
Building)

Negligible No harm

Farm buildings, 
Grange Farm, Little 
Ponton (Listed 
Building)

Minor Adverse Less than 
substantial 
harm

Little Ponton Hall and 
Service Range (Listed 
Building)

Negligible No harm

Stable and Coach 
House, Little Ponton 
(Listed Building)

Negligible No harm

Old Schoolhouse, 
Little Ponton (Listed 
Building)

Negligible No harm

Malthouse, Grantham 
(Listed Building)

Negligible No harm

Church of St John The 
Evangelist, Grantham 
(Listed Building)

Negligible No harm

Spittlegate Lodge, 
Grantham (Listed 
Building)

Negligible No harm

Spittlegate Mill and Mill 
House, Grantham 
(Listed Building)

Negligible No harm

Former Lee and 
Grinlings Maltings, 
Grantham (Listed 
Building)

Negligible No harm
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St Vincent’s House, 
Grantham (Listed 
Building)

Negligible No harm

Harlaxton Manor 
(Listed Building and 
Registered Park and 
GardenNO )

Negligible No harm

9 Non-Designated 
Heritage Assets

Round Barrow Minor Adverse Less than 
substantial 

Walton Deserted 
Medieval Village

Minor Adverse Less than 
substantial 

Enclosure, Ring 
Ditch

Negligible No harm

RAF Harlaxton Negligible No harm
Early Neolithic flint 
scatter

Negligible No harm

Bronze Age Flint 
scatter

Negligible No harm

Saltersford Roman 
settlement

Negligible No harm

Iron Age settlement 
activity, Gorse Lane

Negligible Negligible

Ring Ditch east of 
Great North Road

Negligible Negligible

8.9.11 The above table identifies there would be a moderate impact on the Iron Age enclosure.  
It is likely these remains have been adversely affected by medieval and later ploughing 
and work carried out in connection with the construction of an access road identified 
only very shallow, undated remains.  Archaeological investigation, analysis and 
publication would however enhance our knowledge of the remains leading to a benefit 
secured through mitigation.  This applies equally to other archaeological site.

8.9.12 The Applicant’s ES identified the impact on Farm buildings at Grange Farm as minor 
adverse. The view of Officers is that the separation distance to the site, of some 875 
metres, would ensure the rural setting of these buildings would be maintained and that 
the test in Paragraph 129 of the NPPF would be met.

8.9.13 The impact of the development in terms of heritage assets has been considered by 
Historic England, the Council’s Conservation Officer and Heritage Lincolnshire; no 
objections were received from these consultees. 

8.9.14 In terms of the archaeology within the site a programme of non-intrusive and intrusive 
investigation has taken place across the site to determine the presence and nature of 
buried archaeological deposits which may be impacted by the proposed development. It 
has been established archaeological remains dating from the Iron Age period lie within 
the site boundary. Buried archaeological remains may be affected by groundworks 
typically involving excavations for foundations for structures, services, access roads and 
landscaping. 

8.9.15 A variety of mitigation measures are proposed including further archaeological 
investigations and subsequent interpretation/dissemination and through landscaping 
within the site and along the site boundaries. A condition requiring the submission of the 
mitigation strategy (a written scheme of investigation) in respect of archaeology can be 
imposed.  It is considered the less than substantial harm would be outweighed by the 
public benefits of the scheme. 

8.9.16 Archaeological remains in the wider landscape would not be directly impacted by 
construction although the setting may be affected by secondary disturbance or visual 
impact at a less than substantial level. The Scheduled Monument, archaeological 
remains and Grange Farm are all screened by intervening topography and landscaping 
including hedgerows and trees. They have a rural setting and the impact of the 
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proposed development is considered to be limited due to the lack of intervisibility and 
landscaping and the context within which they are experienced would remain 
unaffected. 

8.9.17 In conclusion, there would be some minor adverse harm on a very limited range of 
heritage assets, assessed as less than substantial. There would be some removal of 
the agricultural character through loss of field systems although this has already been 
affected by the link road and would be similarly affected through the extant industrial 
approval. Where archaeological assets would be affected on the site the impact would 
be permanent. However, mitigation is proposed through archaeological investigations, 
analysis and publication which would contribute to our understanding of the past. The 
development therefore accords with the test at paras. 134 and 135 of the NPPF where 
the less than substantial harm to the significance to designated heritage assets is 
outweighed by the public benefits of the proposal and harm to the significance of the 
non-designated assets have been fully assessed and taken into account. The public 
benefits of the proposal are highlighted above.  The proposal complies with CS Policy 
EN1 and the NPPF. 

8.10 Residential Amenity

8.10.1 The NPPF in Section 7 paragraph 17 and Core Strategy EN1 seek to ensure a good 
standard of amenity for existing and future occupiers of developments. The site 
occupies a relatively isolated location within the countryside.  The site is surrounded by 
fields, industrial development and the A1.  There are significant distances separating 
the site from the nearest neighbouring properties. As a result of the size, scale and 
siting of the proposals there would be no undue adverse impact on residential amenity 
from the physical element of the development.  

8.10.2 The site would generate significant numbers of visitors, deliveries and vehicles which 
would lead to noise and disturbance. However, there are no nearby neighbouring 
properties that would be unduly affected and the existing site suffers from noise 
generated by traffic on the A1. It is further acknowledged that the site has the benefit of 
permission for industrial buildings which would result in a degree of noise and 
disturbance.  

8.10.3 The proposal would lead to additional impacts through lighting, noise and air pollution; 
however, these would not be at a harmful level given the nature of the proposal and the 
separation distances to residential units in the locality. 

8.10.4 The proposal is considered to be acceptable in terms of residential amenity and to 
comply with the above policies and guidance. 

8.11 Agriculture and Soils

8.11.1 The development would take place partly on agricultural land. Paragraph 112 of the 
NPPF states local planning authorities should take into account the economic and other 
benefits of the best and most versatile agricultural land and where significant 
development of agricultural land is demonstrated to be necessary local planning 
authorities should seek to use areas of poorer quality land in preference to that of a 
higher quality.

 
8.11.2 Agricultural soil represents a valuable natural resource and therefore wherever possible 

the alternative re-use of previously developed land should take precedence. Where no 
such brownfield land is available the loss of agricultural land should be that of lower 
quality. 

8.11.3 The Agricultural Land Classification (ALC) provides the method for assessing the quality 
of farmland.  The most productive and flexible land falls into ALC Grades 1, 2 and sub 
grade 3a. The submitted Agriculture and Soils Report in the ES, based on the mapping 
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within the East Midlands Series Agricultural Land Classification, shows that all of the 
site and much of the surrounding area is Grade 3. Although this mapping is large scale 
and does not detail individual fields it is an effective guide as whilst there may be very 
localised variations, overall there are not likely to be significant variations in the factors 
affecting the grade, such as climate, temperature, aspect, exposure and frost risk. The 
north-eastern part of the site has been quarried and all agricultural soils have been 
removed. The soils are thin and likely to be nutrient poor.  Based on this the soil quality 
does not fall within the key grades of 1, 2 or 3a and does not therefore comprise “best 
and most versatile agricultural land”. The report concludes that in agricultural terms the 
site is not considered to be significantly better or worse than other land at the southern 
perimeter of Grantham. 

8.11.4 The Environmental Statement assesses the impact of the proposal on the soil and 
concludes the development will result in the loss of agricultural land of an area of 
9.85ha with the remainder of the site having previously been the subject of quarrying 
that resulted in the removal of agricultural soil. This notes the site represents less than 
0.003% of the agricultural area of the County. Furthermore, the previously approved 
King 31 development would also result in the loss of this agricultural land. As such, 
although agricultural land would be lost as a result of this proposal, the impact would be 
comparable to the previously approved distribution development and in any case the 
agricultural land is not of the highest quality which would be sought to be protected. 

8.11.5 It is considered that the proposals would not have an adverse impact on best most 
versatile agricultural land and are in compliance with NPPF paragraph 112. 

8.12 Transport and Access

8.12.1 The NPPF states at Paragraph 32 all developments that generate significant amounts 
of movement should be supported by a Transport Statement or Transport Assessment. 
Plans and decisions should take account of whether the opportunities for sustainable 
transport modes have been taken up depending on the nature and location of the site, 
to reduce the need for major transport infrastructure, safe and suitable access to the 
site can be achieved for all people and improvements can be undertaken within the 
transport network that cost effectively limit the significant impacts of the development. 
Development should only be prevented or refused on transport grounds where the 
residual cumulative impacts of development are severe. 

8.12.2 The site benefits from the establishment of the new King 31 Link Road, Phase 1 of the 
Grantham Southern Relief Road (GSRR). The traffic assessment study area was 
agreed during the scoping process and includes the following junctions:

 A52/B1174//Springfield Road (Gainsboro Corner);
 B1174/Link Road roundabout;
 Link Road/Site access roundabout;
 Link Road/A1 roundabout east;
 Link Road/A1 roundabout west.

8.12.3 In the construction phase traffic would access the site via the roundabout on the King 
31 Link Road. Although a detailed construction programme has not been fully 
developed during the cut and fill exercise it is considered that approximately 50 heavy 
vehicles are expected to arrive at the site for a period of 8 to 12 weeks. Accompanying 
light vehicles are considered to be a function of the on-site employment and during the 
busiest times such as fitting out as many as 100 vehicles could access the site each 
day. A further 50 light vehicles could access the site each day. It is expected overall 
during a construction phase of perhaps 12 months there could be a total of 400 vehicle 
movements per day.  The submitted Transport Assessment assesses this level of traffic 
as non-significant in traffic terms. 
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8.12.4 During the operation of the development trip rates are based on the traffic generated at 
Bicester Village Designer Outlet and the forecasts for visitors to the proposed site which 
are estimated at over 3.5 million visitors per year. At Bicester approximately 75% of 
visitors arrive by car with an average occupancy of 2.2 people per vehicle. Given the 
local circumstances of the application site the Applicant suggests 90% of visitors would 
arrive by car which when using a 2.2 occupancy of each car would result in an annual 
trip generation of 1,434,818. Phase 1 alone would generate an estimated annual trip 
generation of 1,073,864. 

8.12.5 The application considers the impact of the traffic generation on junctions and 
concludes the impacts at the A52/B1174/Springfield Road junction are negligible, 
impacts on the B1174/GSRR junction are no worse than minor to negligible, impacts at 
the King 31 Link Road/Site access junction are no worse than moderate to minor and 
the impacts at the A1 junction are no worse than moderate to minor. Highways England 
and Lincolnshire County Council Highways raise no objection.  

8.12.6 Of the assessed roads five display substantial increases in traffic flows: the site access 
road, King 31 Link Road to the west of the site access, King 31 Link Road beneath the 
A1, A1 Southbound slip roads and A1 Northbound slip roads. 

8.12.7 As the site access road is not currently used, and for comparison purposes has a 
baseline of zero, the impact of the development is expected to be significant against this 
artificially low baseline as the road has been specifically designed for this site. As a 
result the impacts are not considered significant. 

8.12.8 The King 31 Link Road and A1 slip roads also have a low level of baseline traffic and as 
such the proposed development traffic is expected to make up a significant proportion 
of traffic along this link road whilst only the King 31 Link Road is open. Following the 
openings of the SQLR the proportion of the DOV traffic would be less. 

8.12.9 The submitted Traffic, Transport and Access report within the ES concludes the 
introduction of traffic associated with the proposed development onto the highway 
networks surrounding the site would be acceptable. There are no significant increases 
in traffic flow when comparing with the baseline scenarios, there are no significant 
impact in terms of severance when comparing baseline scenarios, there are no 
significant impacts in terms of driver delay and no significant impacts in terms of 
accidents and safety. These conclusions are accepted by Highways England and LCC 
Highways. 

8.12.10 Using the calculated traffic profiles the maximum parking demand for the site has been 
assessed and concludes with Phase 1 on a typical weekday the percentage of the car 
parking used would be 59%, rising to 84% on a typical Saturday and 87% on a typical 
Sunday. Figures for Phase 2 are 61%, 87% and 90% respectively.

8.12.11 The impact on the strategic road network has been assessed by Highways England 
who initially raised concerns that insufficient information had been submitted on the 
likely traffic impacts of the development on the network. Additional information was 
submitted and further consultation with Highways England took place. 

8.12.12 The Traffic, Transport and Access report confirms the development is likely to have 
significant negative impacts on the operation of the A1/A52 eastern and western T 
junctions.  Based on this mitigation schemes have been proposed at these junctions to 
improve the junctions through the provision of additional lanes to segregate traffic. 
Following further modelling checks Highways England have confirmed that the traffic 
impacts of the proposed development can be accommodated at these junctions subject 
to the delivery of these mitigation schemes. 

8.12.13 Highways England raise no objection subject to conditions relating to the provision of 
Phase 2 of the Grantham Southern Relief Road, the provision of the A1/A52 junction 
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improvements and the submission of a construction management plan. LCC Highways 
raise no objection subject to conditions. It is therefore considered the proposal, subject 
to the provision of the promoted highways improvement works to the A52/A1 accesses 
the proposal would be acceptable in terms of strategic highways and complies with 
development plan policies and the NPPF. 

8.13 Turning to specific transport and access related matters;

 Car parking - provision has been based on comparable sites elsewhere in the UK 
and different areas of parking have been provided with dedicated pedestrian 
routes to secure safe vehicular and pedestrian circulation.  Each space would 
measure 5 metres by 2.5 metres. 1,675 spaces are to be provided within Phase 1 
with the potential to provide up to 1,990 spaces across Phase 1 and Phase 2.  A 
proportion of electrical charging bays are to be provided.  5% of the total provision 
of parking are disabled spaces located along the pedestrian routes and in closer 
proximity to the entrances with walkways to the sides of the vehicles giving an 
overall width of 3.6 metres. Family spaces are to be provided at a similar ratio. 

 Principal pedestrian routes through the car parking areas have been proposed 
together with raised level pedestrian crossings adjacent to the entrances to create 
a limited number of crossing points and help to control vehicle speeds. 

 Public Transport - provision has been made within the site for a bus stop with a 
view to providing a route through the site for a bus service connecting Grantham 
Railway Station and the town centre. The stop links with the pedestrian route 
crossing the car park towards the main entrance to the village. The railway station 
is located approximately 2km north of the site. In addition to the bus link parking 
for 13 coaches would be provided with driver layover facilities on site. The s106 
would include provision of a subsidised bus service to and from the site to and 
from the town centre to maximise the potential for use of public transport and to 
foster enhanced links to the town centre. 

 Pedestrian and Cycle Access - the King 31 Link Road will provide a shared 
foot/cycle way along the southern side of the road and a pedestrian connection is 
included from within the site to this. This footway connects into the existing 
infrastructure provided along the B1174 to provide a continuous footway link into 
Grantham town centre to the north and Little Ponton to the south. The cycle lane 
would be extended along the dual carriageway and lead to the main entrance and 
cycle parking provision.  Sheltered cycle parking will be provided near to the 
entrances to the shopping streets and adjacent to the arrival from the cycle lane 
opposite the main entrance. Sheffield steel loops or similar for approximately 50 
cycles for customers and 105 for staff would be provided. 

 Disabled Access - the site and facilities would be accessible for all people of all 
abilities through the provision of low gradient paths, safe crossings, clear routes 
and wayfinding across the development. All through routes would be suitable for 
wheelchair uses. 

 Service Yards - these are provided with turning heads and loading bays along the 
southern and western boundaries of the development from which all of the units 
can be serviced. Waste storage area will also be situated adjacent to the 
dedicated service yards.  Given the nature of the retail development only a limited 
requirement is anticipated and as such dedicated shared servicing areas are 
proposed. Deliveries would be via the dedicated road for services.

8.14 In conclusion, and taking account of the cumulative impacts of development, the 
proposals, with the mitigation proposed and to be secured by conditions and planning 
obligations, would be acceptable in terms of highway capacity and highway safety.  The 
proposal complies with the NPPF para. 32 through the provision of a satisfactory 
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Transport Assessment which assessed sustainable transport modes, demonstrated 
safe and suitable access to the site can be achieved for all people and improvements 
can be undertaken within the transport network which effectively limit the impacts of the 
development. The proposal effectively maximises sustainable transport modes to 
comply with para. 34 and complies with para. 35 through meeting the five limbs of this 
paragraph. A satisfactory Travel Plan has also been provided. 

8.15 Ecology

8.15.1 Paragraphs 109-125 of the NPPF covers ecology and states planning should contribute 
and enhance the local and national environment by protecting and enhancing valued 
landscapes, geological conservation interests and soils, recognising the wider benefits 
of ecosystems, minimising impacts on biodiversity and providing net gains in 
biodiversity where possible. It also seeks to prevent development from contributing to 
unacceptable levels of soil, air, water or noise pollution. Paragraph 118 sets out 
principles in assessing planning applications and states the aim should be to conserve 
and enhance biodiversity through locating development on alternative sites if significant 
harm from development cannot be avoided or adequately mitigated, opportunities to 
incorporate biodiversity should be encouraged and by encouraging good design 
decisions should limit the impact of light pollution on local amenity. 

8.15.2 Policy EN1 of the Core Strategy states as an aim to sustain an attractive, diverse, high 
quality, access, thriving and environmentally healthy countryside in the District.

8.15.3 The site comprises arable cultivation, semi-improved grassland and tall ruderal 
vegetation. The arable land has been assessed as of low species diversity but could 
provide some foraging opportunities. The semi-improved grassland supports a number 
of species but not sufficient to meet the criteria for calcareous grassland priority habitat.  
A single mature Ash tree is present in the hedgerow on the southern side boundary but 
has low potential to support roosting bats. The northern and central sections of the tree 
belt are of recent origin and are suitable to support a range of nesting birds. The 
hedgerow along the southern site boundary is of moderate nature conservation and is 
of interest as a wildlife corridor and as foraging habitat to a range of wildlife.  
Unmanaged scrub along the upper edge of the slope adjacent to the woodland 
plantation and the two areas of densely growing tall ruderal habitat provides some 
limited shelter and forage opportunities for a range of wildlife. 

8.15.4 An Ecological Appraisal Report has been submitted which encompasses the application 
site and extends beyond this boundary where necessary to take account of adjacent 
habitat features of potential ecological importance. This report considers the potential 
effects of the proposal on flora and fauna and considers local off-site features including 
statutory and non-statutory designated sites. 

8.15.5 There are no statutory sites of international nature conservation importance within the 
site or within a 5km radius. There are no ecological statutory sites of national 
importance within the site and a single site, Woodnook Valley SSSI within a 2km radius. 
This lies on privately owned land approximately 1.8km to the south-east and is 
separated from the site by cultivated arable land, the River Witham and the East Coast 
Mainline. A single site with non-statutory designation for nature conservation interest is 
located within a 1km radius of the site; Clay Bank Site of Conservation Interest which 
lies 0.98km to the north-east of the site, on the opposite side of the B1174. 

8.15.6 The table below provides an assessment of the effects of the proposal on the identified 
ecological receptors from the Applicant’s Ecological Appraisal Report:
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Potential Effect Receptor 
Value

Mitigation/Enhancement 
Measures

Significance of 
Residual Effect

Mitigation 
Secured By:

Construction 
Phase
Statutory Sites International/

National
n/a Negligible -

Non-Statutory 
Sites

County n/a Negligible -

Arable Loss Site n/a Negligible -
Semi-improved 
grassland loss

Site Landscape proposals will 
incorporate areas of native 
species-rich grassland, to be 
managed for biodiversity in 
the long term.

Minor Adverse Agreed 
planting 
scheme and 
LEMP

Tree Belt 
(plantation 
woodland) loss

Local Retained sections to be 
enhanced through planting 
with species rich shrub mix, 
additional new tree planting, 
flower/fruit/seed bearing 
species to be favoured.

Minor Adverse 
(short to 
medium term)

Agreed 
planting 
scheme and 
LEMP

Hedgerow Loss Local - Negligible -
Shrub Site Landscape proposals to 

incorporate native species 
shrub planting.

Adverse (short 
term)

Agreed 
planting 
scheme and 
LEMP

Tall Ruderal Site - Minor Adverse -
Indirect damage to 
retained hedgerow 
and trees

Local Retained trees and 
hedgerows to be protected 
during construction.

Negligible Planning 
condition

Bats foraging and 
commuting 
habitats

Local Night time works to be 
avoided or otherwise utilise 
sensitive lighting, new 
planting chosen to support a 
range of invertebrate prey.

Minor Adverse 
(short term)

Planning 
condition 
requiring a 
CEMP

Bat roosting 
habitat

Site - Negligible -

Badger habitat 
loss

Site - Negligible -

Badger 
disturbance/harm

Local Any trenches/deep 
excavations will be covered 
or provided with a suitable 
ramp if left open overnight to 
allow any trapped wildlife to 
escape.

Negligible Planning 
Condition 
(CEMP)

Reptile habitat loss Site - Minor Adverse 
(permanent)

-

Reptile harm Site Precautionary site clearance 
works, construction works to 
avoid creation of temporary 
piles of materials.

Negligible Planning 
Condition 
(CEMP)

GCN Local Measures/strategies dealt 
with by A1 works.

Negligible -

Breeding skylark, 
yellow wagtail, 
yellowhammer and 
linnet habitat loss

Local Not possible. Minor Adverse 
(permanent)

-

Breeding birds 
(other species) 
habitats

Local The scheme will provide 20 
bird boxes on buildings or 
suitable retained trees. 
Landscape proposals to 
include species rich 
grassland and variety of 
shrubs to provide additional 

Negligible Planning 
Condition 
(LEMP)
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forage.
Breeding birds 
disturbance

Local Avoidance of vegetation 
removal during nesting 
season or prior inspection to 
confirm nests absent

Negligible Planning 
Condition 
(CEMP and 
LEMP)

Wintering birds Local - Negligible -
Operational 
Phase
Degradation of 
habitats

Site New trees established as 
standards or heavy 
standards, trees and 
hedgerows/shrubs to be 
protected from potential 
damage.

Negligible Planning 
Condition 
(LEMP)

Lighting Impacts 
on non-pipistrelle 
bat species

Local Lighting scheme to be 
sensitively designed to 
minimise light pollution.

Negligible Planning 
Condition 
(LEMP)

Breeding birds 
disturbance

Local Use fencing and/or structural 
planting to deter informal 
visitor encroachment into 
suitable nesting habitats.

Negligible Planning 
Condition 
(LEMP)

8.15.7 The Applicant’s report states the construction would have a minor adverse (non-
significant) effect through the removal of semi-improved grassland, tree belt (plantation 
wood) and tall ruderal vegetation and ad adverse impact on scrub. For each there 
would be an overall reduction in area (other than tall rederal which would be totally 
removed). In mitigation new planting and greenspace will be more species diverse and 
managed for the benefit of biodiversity.  Long term minor adverse (non-significant) 
effects are predicted for reptiles and some bird species. Potential adverse impacts to 
foraging and commuting bats would be reduced and would have a short term minor 
adverse (non-significant) impact at local level until the new areas of structural planting 
become established. 

8.15.8 Mitigation is proposed to preserve and where possible, enhance site biodiversity and to 
incorporate site management protocols through a Construction and Environmental 
Management Plan and Landscape and Environmental Management Plan to minimise 
the impact on the ecological interests on the site and to use best construction practise 
with regards to protected species. Landscaping proposals can also be secured by a 
condition.

8.15.9 A number of schemes are considered to have the potential to result in cumulative 
effects on ecology and nature conservation receptors due to their proximity and/or 
similarity of habitat coverage.  These are South Quadrant Link Road, the remainder of 
the King 31 road together with the A1-B1174/King 31 Link Road, Poplar Farm, 
Spitalgate Heath Development Southern Quadrants and Little Ponton Quarry. For these 
schemes, together with the proposed development, the cumulative effects on farmland 
bird species would have a minor impact at a local scale but negligible at a regional and 
national scale given the continued widespread presence of arable habitat in the wider 
area. Overall, the Applicant’s report concludes there would be no significant cumulative 
ecological impacts as a result of the combined impacts with the proposed scheme. 

8.15.10 Natural England raised no objection to the proposals and Officer’s consider the 
Applicant’s Ecological Appraisal Report provides a reasonable and robust assessment 
of the ecological impacts. In conclusion, the site is predominantly managed arable 
habitat of negligible ecological value with some habitats present in the form of the tree 
belt, semi-improved grassland, tall ruderal vegetation, scrub and a hedgerow.  The 
landscape proposals, which include proposed habitats and retained features equates to 
approximately 2.73ha of the site, a similar coverage of naturalistic habitats to that 
currently existing. Whilst much of the tree belt would be removed the retention of the 
hedgerow habitat, provision of broadleaved tree and scrub planting and associated 
grassland, together with the creation of a network of swales, would result in more 
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diverse habitats than currently present within the site. This would facilitate the 
movement of wildlife through the site and ensure habitat linkages with the wider area.  It 
is assessed that the proposal’s impacts on existing habitats would be largely mitigated, 
reducing the predicted effects to negligible or minor adverse. Permanent minor adverse 
residual effects are anticipated at a local level for farmbirds (breeding skylark, yellow 
wagtail, yellowhammer and linnet) and common lizard following the removal of suitable 
habitats from the site. However, suitable habitats for such species will continue to be 
widely present and available throughout the local area. The proposal therefore complies 
with CS Policy EN1 and the NPPF. 

8.16 Minerals

8.16.1 Lincolnshire Minerals and Waste Local Plan Policy M11 Safeguarding of Mineral 
Resources states that sand and gravel, blown sand and limestone resources that are 
considered of current or future economic importance within the Minerals Safeguarding 
Areas will be protected from permanent sterilisation by other development. Policy M12 
Safeguarding of Existing Mineral Sites and Associated Minerals Infrastructure states 
mineral sites and associated infrastructure that supports the supply of minerals will be 
safeguarded against development that would unnecessarily sterilise the sites and 
infrastructure. Policy W8 Safeguarding Waste Management Sites states the County 
Council will seek to safeguard existing and allocated waste management facilities from 
re-development to a non-waste use and/or the encroachment of incompatible 
development unless alternative provision in the vicinity can be made or it can be 
demonstrated that there is no longer a need for a waste facility at that location. 

8.16.2 The proposal is located within a Minerals safeguarding area (limestone) and is subject 
to Policy M11 Safeguarding of Minerals Resources. Applications for non-minerals 
development should be accompanied by a Minerals Assessment. 

8.16.3 A Minerals Assessment has been submitted which states the following:

 The site is predominantly underlain by Lincolnshire Limestone;
 The rocks of the Lower Lincolnshire Limestone provides aggregates which are 

relatively low strength and with poor resistance to frost damage and are therefore 
only generally suitable for use as constructional fill or sub-base road stone 
material;

 The quantity of Lincolnshire Limestone rock quarried for aggregate is small in 
comparison to other limestone sources;

 On the basis of information published by Lincolnshire County Council the current 
permitted reserves of limestone provide a landbank of 57.4 years which will last 
well beyond the Lincolnshire Minerals and Waste Local Plan;

 On this basis, LCC has not allocated further sites in the Site Locations (Pre-
Submission Draft) and they state the County has sufficient permitted reserves of 
crushed rock.

8.16.4 On this basis the report concludes there is not sufficient market justification to quarry 
the Limestone from the site at this stage and therefore the site should not be 
safeguarded from development that would preclude the quarrying of the minerals. 
Furthermore, the King 31 Distribution Park planning permission could currently be 
implemented without a further minerals assessment. It is therefore considered the 
proposals do not conflict with the above policies. 

 
8.17 Other Matters

8.17.1 Timber post and rail fences would define the boundary with metal fences to protect the 
most critical areas such as the service yard at the back of the buildings. Access to car 
parks and the service road would be restricted and gated off out of hours.  These would 
have raised barriers at the arms of the internal roundabout. Secure gates at the three 
entrances to the village would close the streets out of trading hours. Active security 
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measures would be addressed as part of the management plan. Linked to the 
management suite office would be a security control room with access to CCTV 
covering the site. There would be 24 hour security covering the retail zone and external 
areas with lighting reduced at night while keeping the minimum safe requirements. 

8.17.2 The application is supported by an Environmental Impact Assessment, a Sustainability 
Statement, an Energy Statement and BREEAM pre-assessment. The sustainable 
design, construction and operational measures including the following:

8.17.3 Land Use

 All material from the earthworks would be retained within the site and natural 
gradients followed to avoid the construction of retaining walls;

 Much of the landscape would be retained and additional landscaping provided;
 Growing local employment.

8.17.4 Energy and C02

 High efficiency mechanical ventilation with heat recovery energy efficient heating, 
ventilation and conditioning systems;

 Energy efficient light fittings and controls;
 High performance solar control glazing.

8.17.5 Waste

 Impacts from the construction and operational phases of development will be 
minimised as far as possible through a Construction Management Plan and 
through Operation Waste Management.

8.17.6 Water

 The Water and Drainage Report in the ES concludes the proposal could result in 
a reduction in performance from increased sewage flows from the development. 
In mitigation off site improvements to public sewerage would be carried out as 
required and this can be the subject of a condition. This report highlights there is a 
pollution risk from infiltrating surface water run off from the roads/misuse of 
surface water drainage or cross connections.  In mitigation this report proposes 
restrictions on use of infiltration and the use of SuDS features as part of the 
drainage system to manage water quality of run off. 

9.0 Proposed S106 Obligations 

9.1 The adopted Planning Obligations SPD sets out the Council’s approach to the provision 
of necessary mitigation and infrastructure required to be provided by a new 
development in accordance with the Community Infrastructure Regulations 2010 and 
the relevant tests for planning obligations. Appendix 3 sets out the Council’s 
assessment of the measures proposed for the planning obligation against CIL 
Regulation 122 and should be read in conjunction with the below.

9.2 The Council considers that a planning obligation is required to ensure that mitigation 
measures and appropriate means to control the delivery of benefits resulting from the 
DOV proposals are secured. 

9.3 This will include a contribution to support the delivery of a retail and leisure skills 
academy in proportion to the level of employment opportunities and staffing 
requirements generated by the development. This would be a funding package in 
conjunction with Grantham College or another comparable local training provider. The 
ES highlighted Grantham’s employment profile and a material consideration is the 
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significant level of job creation through the DOV. In order to maximise the socio 
economic benefits of this a high proportion of employees for the DOV should be 
secured from within Grantham. This academy would assist in the development of the 
skills required and help address youth unemployment. The contribution would provide 
the opportunity for learners to develop the skills and experience needed to secure a job 
or apprenticeship in the retail or leisure industry. 

9.4 The planning obligation will also include a package of town centre improvements to 
encourage linked trips with the DOV. This would comprise the provision of a dedicated  
unit within the DOV for the purposes of marketing the town centre and tourism within 
the district, a pop up shop or similar display area for the purposes of showcasing events 
in Grantham, directional signage between the town centre and DOV, improvements to 
car park signage and availability, a subsidised bus service funded for three years and 
other physical improvements to make the town centre more attractive as a linked 
destination. A material consideration is the major influx of visitors to the area and a 
stated aim of the proposal is to secure 10% of DOV visitor to visit and spend in the town 
centre and other district attractions. A further element of the planning obligation would 
be a contribution to enable the Council to promote tourism within the district. The 
submitted socio economic assessment demonstrates the proposal would have an 
impact on the town centre with the wider benefits of the DOV outweighing this impact, 
partly through achievement of linked trips. The initiatives would increase the number of 
visitors to the town centre which would increase footfall and spending and lead to 
enhanced town centre offerings. The financial contribution would be for a specific 
programme of costed improvements geared to mitigating any impact of the proposals 
and capturing the opportunity of the development to divert visitors to the town centre as 
part of the linked trips with the development. 

9.5 The planning obligation will provide for a rigorous Travel Plan with an aim of reducing 
single occupancy car trips for staff year on year to a maximum reduction of 10% over 
the lifetime of the development. The plan would encourage and incentivise staff to 
consider alternative modes of transport to and from DOV in order to reduce the need to 
travel by the motor car. An impact of the proposal is the reliance on the private motor 
vehicle given the nature of the proposal, the likely customer base and the location of the 
site in relation to Grantham. Travel Plan would enhance the sustainability credentials of 
the proposal. 

9.6 A financial contribution is required on commencement of both Phase 1 and 2 towards 
improvements to Gainsborough Corner. In order to maintain the transport network, the 
DOV as a traffic generating development will need to contribute to support the 
additional demand. The contributions would provide improvements to the existing 
highway network which directly relate to the development.  

9.7 Finally, the planning obligation will ensure that occupancy restrictions are achieved to 
ensure the development operates as DOV only occupied by high end operators and to 
prevent retailers relocating from Grantham town centre to the DOV. This is considered 
crucial to ensure that the DOV will not operate as a rival town centre.

9.8 None of the planning obligations would exceed the pooling restriction set out in CIL 
Regulation 123.

10.0 Comparative Assessment with Downtown Application 

10.1 Since the registration of the application, an outline planning application (S17/2155) has 
been received on part of the existing Downtown site at Gonerby Moor, to the north of 
Grantham, which comprises the following:

 the erection of a Designer Outlet Centre of up to 20,479 sqm (GEA) of floorspace 
comprising retail units, (A1), restaurants and cafes (A3), and storage;
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 additional large goods retail (5,574 sqm GEA), garden centre (5,521 sqm GEA) 
and external display area for garden centre (1,393 sqm);

 tourist information and visitor centre, training academy, leisure unit and offices 
including high-tech hub/start-up offices;

 demolition of existing garden centre and sales area and existing warehouse;
 improvements to existing Downtown Grantham store elevations;
 reconfigured car parking and provision of new multi-storey car park, increased 

coach parking;
 access improvements;
 drainage works, hard and soft landscaping and all ancillary works.  

10.2 All matters are reserved with the exception of access. The red line of the application site 
excludes the main Downtown retail store. The application is valid and is currently in the 
consultation phase. 

10.3 The Council considers it is necessary to carry out a high level comparative analysis of the 
two applications as the Downtown application represents an alternative site for a similar 
proposal to the Rioja scheme.  This is carried out on the basis of the relative positions of 
the two applications in the planning application process. A full assessment has taken place 
on the Rioja application which is at a far more advanced stage including having full 
consultation responses. At the time of writing, many consultation responses were still 
awaited to inform the assessment of the Downtown proposals. The Downtown application 
is therefore at an early stage in the determination process.

10.4 The Rioja application site, like the Downtown application site, is bounded by the A1 to the 
west.  To the south and north, it is bounded by agricultural land and the King31 link road 
respectively. Existing industrial and commercial land and a former quarry is located to the 
east. When the full Grantham Southern Relief Road is constructed and development of the 
Spitalgate Heath Garden Village has commenced, the application site will become 
geographically linked to the built up area of Grantham and in time will effectively become 
integrated with the existing built up area. It is presently in an out of town location but the 
relationship to the built up area of the town will improve as the above developments come 
forward. The Downtown application site is bounded to the south and west by existing 
industrial land, land with consent for a manufacturing facility and residential properties. To 
the north lies the existing main Downtown retail store and beyond that, a motorway service 
station and travelodge. Car access to the Rioja application will be directly from the A1 
while access to the Downtown application will involve travel past existing industrial and 
commercial uses. The Downtown site is isolated from the main built up area of Grantham 
being separated by the settlement of Great Gonerby and open countryside. 

10.5 The Rioja application is promoted as a Tier 1 DOV which seeks to function as an outlet 
centre for designer brands and premium retail operators. It includes the provision of a hotel 
under Phase 2. The Downtown application promotes a mix of outlet (20,479 sqm) and non-
outlet (or ‘full price’) retail floorspace (Downtown@Home 5,574 sqm and Garden Centre 
5,521 sqm). It states that the outlet centre would consist of high end retailers and brands 
not available in nearby town centres. Whilst outside the red line of the application, the 
existing Downtown retail floorspace (19,500 sqm) would be retained and is located 
adjacent to the proposed outlet village development. It also includes leisure uses.

10.6 The Council’s retail advisors have advised that the Rioja development would not have a 
significant adverse impact on Grantham town centre on the basis that the development will 
be controlled by way of planning obligation to sure that it operates in the manner described 
by the applicant ie. as a Tier 1 DOV. In respect of the Downtown application, the Council’s 
retail advisors have not had the opportunity to fully assess the likely impacts of the 
proposals, however, their initial view is that further justification is required of the nature of 
the outlet village given that the scheme proposes an expansion of mid-market retail offer of 
the existing retail facilities that adjoin the site and that, once fully implemented, the majority 
of the retail floorspace making up the combined retail destination would be used by mid-
market retailers for the sale of ‘full price’ items. If the Downtown proposal was  not to be a 
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Tier 1 DOV it is anticipated that it would have a greater potential impact on the town 
centre.

10.7 In terms of accessibility, both sites are situated in out-of-town locations but within relatively 
close proximity to Grantham. By car, the Rioja development is approximately 3.8km from 
the town centre (based on the location of the Council offices) while the Downtown 
application is 5.4km from the town centre. The distances are similar for other modes of 
transport. The journey time from the town centre to the Rioja development would be 
shorter than to the Downtown development. The distance and journey times from 
Grantham railway station, bus station and town centre car parks are shorter to the Rioja 
development than to the Downtown development.

10.8 The Downtown application is further from the town centre and travel distances by all 
means of transport are longer and take more time, however, given the distances involved, 
the two applications are viewed as similar in terms the sequential tests set out in the 
NPPF.

10.9 Both proposals would have a heavy reliance on the private motor vehicle for access but 
each would also be served by public transport. Enhancements are proposed to the existing 
bus service to the Downtown site and a new subsidised bus service is proposed to serve 
the Rioja site albeit for a period of three years. A similar level of parking would be provided 
and both appear to have suitable access provision. The Rioja application includes a new 
A1 junction and improved A1/A52 junctions while the Downtown application proposes 
alterations to the Occupation Lane junction. No comments have been received from LCC, 
as the highway authority, or Highways England on the Downtown application.

10.10 The applications both propose mitigation and benefits with enhanced bus services, 
junction improvements, significant levels of new employment and retail skills/training 
academy provisions, linked trips to Grantham and the wider area and a substantial level of 
expenditure introduced into the district. 

10.11 The Rioja application has been fully assessed in terms its environmental impacts and the 
Downtown application will be fully assessed in due course. The Rioja application will have 
impacts on the A1/A52 junctions and enhancements to these are proposed by way of 
mitigation.  No formal assessment of the traffic impacts for Downtown has yet been carried 
out. The visual impact of the Rioja application is considered to be acceptable and given 
the existing Downtown site it is anticipated the visual impact of that scheme is also likely to 
be acceptable. The Rioja application would have an impact on existing trees, some 
heritage assets and archaeology though with mitigation these impacts would be 
acceptable. There are no tree or archaeology issues on the Downtown site. Both 
applications appear to have a negligible impact on air quality and noise and the Downtown 
application could have a positive impact on Great Crested Newts through mitigation. 

10.12 Although the Downtown application is at an early stage; given the similar characteristics 
with the Rioja application, some policy compliance assessments can be made.  These 
include compliance with CS Policy SP1 as both sites occupy similar locations in relation to 
the town centre. Under CS Policy E2 both proposals could potentially be considered to be 
compliant with the sequential approach and, in addition, both could offer support for 
Grantham’s sub-regional role. Under Policy EN4 there are no flood risk issues at the Rioja 
site with a low flood risk at Downtown. 

10.13 Under the saved 1995 Local Plan Policy E1.5 part of the Rioja site is allocated for 
industrial development and Policy E1.1 allocates the whole Downtown site for industrial 
use. Both applications are considered to conflict with this policy. The assessment of the 
Rioja application has identified in any case there is a sufficient supply of industrial land to 
adequately comply with the intentions of CS Policy E1 and it is assumed a similar case 
could be made for the Downtown application. Furthermore, the Downtown site is already in 
retail use rather than industrial use. Both applications are not in conflict with the 1995 
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Local Plan Policy S1 as it does not categorically preclude retail development which is not 
within one of the three town centres.  

10.14 Policy SAP SD1 of the Site Allocations and Policies Development Plan Document is 
relevant as the Downtown site falls within this plan but neither development is unduly 
sustainable given their nature and locations. The Downtown application complies with 
Policy SAP 5 and this policy does not cover the Rioja site. The Rioja application is 
considered in compliance with the Minerals Local Plan policies set out above and these 
are not relevant to the Downtown application. 

10.15 It is considered appropriate to progress the determination of the Rioja application based on 
the submission of information to date and having carried out a comparative assessment of 
the Downtown application as a potential alternative site.  On the information available, to 
the extent that the Rioja proposal would have adverse effects and disadvantages, it is not 
considered that the Downtown proposal would have adverse effects to a lesser extent and 
as identified above, the Rioja application has a number of potential benefits. On that basis, 
it is therefore not considered that Downtown is a preferable alternative site to the Rioja 
proposal either in sequential terms or in relation to its land use merits. The proposal for the 
Downtown application to include mid-tier is however of concern, when compared to the 
Rioja application 

10.16 There is no national or local planning policy requirement to consider retail need or the 
capacity of an area to accommodate a particular retail development. It is likely, however, 
that given the regional / sub-regional nature of a DOV that it is probable (though not 
certain) only one or a limited number of applications of this type could be granted 
permission. The Downtown application will be assessed in terms of policy compliance, 
mitigation of adverse effects, potential benefits and any other material considerations and 
considered by the DM Committee in due course. The progression of the Rioja application 
does not presume an outcome for the Downtown application.  

11.0 Overall Conclusions 

11.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that 
planning applications should be determined in accordance with the development plan 
unless material considerations indicate otherwise.  

11.2 As would be expected with a major scheme, there are a number of individual planning 
policies that apply to the proposed development.  It is considered that when considering 
the development plan as a whole that the proposal is not in accordance with the 
development plan due to conflict with Policy E1.5 of the 1995 Local Plan.  It is therefore 
necessary to consider all material considerations and whether these indicate otherwise 
that planning permission should be granted.

11.3 The material considerations have been fully assessed within this report and officers 
conclude that, subject to the satisfactory resolution of planning conditions and the s106 
planning obligation, planning permission should be granted. 

11.4 Officers are satisfied that while the proposal is not in compliance with the development 
plan a case has been made to demonstrate that developing the site for a non-industrial 
use, contrary to the 1995 Local Plan allocation, would not lead to a shortage of 
industrial land and that the overall aims of the Council relating to industrial development 
would not be harmed.  Furthermore, the site has had permission for industrial 
development for a number of years without being developed and alternative, suitable 
sites are available should additional industrial land be required. The sequential test has 
demonstrated there are no suitable alternative sites occupying sustainably preferable 
locations and that the Designer Outlet Village is of a scale and character that does not 
conform to the usual principles of retail location considerations. 
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11.5 The proposal has been assessed to consider the impact of the development on the 
vitality and viability of other retail centres within the agreed area. This concludes the 
retail impacts would be acceptable and that the limited impact would not provide 
grounds to refuse the development. 

11.6 There would be many environmental, social and economic benefits of the proposal, 
including:

 A relatively sustainable location on the edge of Grantham;
 Substantial investment in the District;
 New employment opportunities;
 Strengthen Grantham’s role as a sub-regional centre;
 Provide enhanced links to the town centre with an estimated 10% of the possible 

3.5 million visitors to DOV carrying out limited trips to other attractions in the 
District;

 Boost the perception of Grantham;
 Help to reduce retail expenditure leakage to other settlements.

11.7 The revised ES has demonstrated the environmental and traffic impacts of the 
development can be adequately mitigated. The proposed mitigation measures will be 
controlled through planning conditions or the s106 agreement. The proposal would have 
an impact on the landscape and heritage assets; however, as the site has an extant 
permission for industrial development, the proposed DOV is considered to be less 
visually intrusive on the landscape and have a comparable impact on heritage assets.  
The main mode of visitor transport would be the private motor car which is not unduly 
sustainable; however, given the proximity of the site to the town centre alternative 
modes of transport can be promoted and other factors, as set out above, are 
considered to outweigh this. Furthermore, by their nature DOV’s occupy such locations 
and are largely reliant on private motor travel and in this case with the considerable 
benefits outweighing this. 

11.8 The main mode of visitor transport would be the private motor car which is not 
inherently sustainable; however, given the proximity of the site to the town centre 
alternative modes of transport can and will be promoted and other factors, as set out 
above, are considered to outweigh this adverse impact. Furthermore, by their nature 
DOVs occupy such locations and are largely reliant on private motor travel and in this 
case with the considerable benefits outweighing this. A robust travel plan will be 
enforced which will be targeted to minimise travel by private car to the extent that it is 
reasonably possible to do so.

11.9 Taking all of the above into account and subject to the satisfactory resolution of 
planning conditions and the s106 agreement, the development is considered to be an 
acceptable form of development which is appropriate for its context. Therefore, it is 
considered that, having assessed all of the relevant material planning considerations, 
the proposal can be supported as an acceptable departure from the development plan. .  

11.10 As the proposals are for a retail development which is proposed at an out of centre 
location it is not in accordance with one or more provision of the Development Plan 
(Policy E1.5 of the 1995 Local Plan) and consists of development with a floorspace of 
more than 5,000sq, then the requirement under the Town and Country Planning 
(Consultation) (England) Direction 2009 for referral to the Secretary of State for 
Communities and Local Government applies. 

12.0 Crime and Disorder

12.1 It is considered that the proposal would not result in any significant crime and disorder 
implications.
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13.0 Human Rights Implications

13.1 Articles 6 (Rights to fair decision making) and Article 8 (Right to private family life and 
home) of the Human Rights Act have been taken into account in making this 
recommendation.  It is considered that no relevant Article of the act will be breached.

14.0 Recommendation

14.1 Defer to the Chairman or Vice-Chairman in consultation with the Executive Manager for 
Development and Growth for approval subject to the provision of a S106 planning 
obligation in accordance with the requirements of the table at Appendix 3, final approval 
of the conditions below and providing that the Secretary of State does not call the 
application in for determination. Where the S106 planning obligation has not been 
provided prior to the Committee, a period not exceeding three months after the date 
upon which the Secretary of State has confirmed that the application will not be called in 
shall be set for the completion of that obligation.

14.2 In the event that the S106 planning obligation has not been submitted within the three 
month period and where, in the opinion of the Executive Manager for Development and 
Growth, there are no extenuating circumstances which would justify a further extension 
of time, the related planning application shall be refused planning permission for 
appropriate reason(s) on the basis that the necessary criteria essential to make what 
would otherwise be unacceptable development acceptable have not been forthcoming

15.0 Proposed Conditions

Time Limit for Commencement

 1 The development to which this permission relates must be begun not later than the expiration 
of three years beginning with the date on which this permission is granted.

Reason: In order that the development is commenced in a timely manner, as set out in 
Section 91 of the Town and Country Planning Act 1990 (as amended).

 2 Application for approval of reserved matters in respect of Phase 2 must be made no later than 
the expiration of five years beginning with the date on which this permission is granted, and 
the development of phase 2 must be begun not later than the expiration of five years from the 
final approval of the reserved matters for Phase 2 or, in the case of approval on different 
dates, five years from the final approval of the last such matters to be approved.

Reason: To enable the Local Planning Authority to control the development in detail and in 
order that the development is commenced in a timely manner, as set out in Section 92 of the 
Town and Country Planning Act 1990 (as amended).

 3 Phase 2 (as shown on drawings listed at condition 2) of the development hereby permitted 
shall not be commenced (other than the Enabling Works) until approval of the details for 
appearance, landscaping, layout and scale for Phase 2 (‘the reserved matters’ for Phase 2) 
has been obtained from the Local Planning Authority.

Reason: To enable the Local Planning Authority to control the development in detail and in 
order that the development is commenced in a timely manner, as set out in Section 92 of the 
Town and Country Planning Act 1990 (as amended).

Approved Plans
 4 The development hereby permitted shall not be carried out except in accordance with the 

approved drawings and plans as set out below:
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Phase 1 & Phase 2

Parameters Plan
A-90-104 D EIA Parameters Plan 

Phase 1
Buildings
Ref Rev Description
A-00-100 D Ground Floor Plan - Phase 1
A-00-110 C First Floor Plan - Phase 1
A-00-120 C Roof Plan - Phase 1
A-00-300 C External Elevations - Phase 1
A-00-302 C Internal Elevations - Phase 1 (1 of 2)
A-00-303 C Internal Elevations - Phase 1 (2 of 2)
A-90-001 B Site Location Plan
A-90-002 C Proposed Site Plan - Phase 1
A-90-100 E Phasing. Site Plan - Phase 1
A-90-102 D Masterplan - Phase1
A-90-105 D Building Heights Plan
A-90-200 C Proposed Site Sections

Landscape
L-001 (P10588-
00-001-100)

5 Landscape General Arrangement Phase 
1

L-003 (P10588-
00-001-102)

0 Landscape existing

Engineering
T-001 B  Drainage Strategy Phase 1 

Arrangements 
T-005 A Pedestrian and Cycle Links

T-006 - Site Survey
T-007 - Site Cross Sections - sheet 1 of 2
T-008 - Site Cross Sections - sheet 2 of 2
T-009 C Outlet Village Access Road - General 

Arrangement
T-010 B Traffic Management Arrangements Car 

Park 1 - Phase 1
T-011 B Traffic Management Arrangements Car 

Parks 2 and 3 - Phase 1
T-013 B Phase 1 Vehicle Circulation Routes
T-016 A Service Yard 1 - Vehicle Manoeuvres 

Phase 1
T-017 B Service Yard 2 - Vehicle Manoeuvres 

Phase 1 – Sheet 1 of 2
T-018 A Service Yard 2 - Vehicle Manoeuvres 

Phase 1 – Sheet 2 of 2
T-021 A Fire Engine Vehicle Manoeuvres – 

Phase 1
T-025 B Coach Access and Parking Manoeuvres
106648-SK006 A Western T-junction of the A1/ A52 grade 

separated junction 
106648-SK004 A / B ? Eastern T-junction of the A1/ A52 grade 

separated junction 

Phase 2
Buildings
Ref Rev Description
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Reason: To define the permission and for the avoidance of doubt.

Before the Development is Commenced

 5 No development hereby approved shall commence on any Phase (other than Enabling 
Works) until details of the materials to be used for the external surfaces of the buildings within 
that Phase have been submitted to and approved in writing by the Local Planning Authority. 

Reason: To ensure that the works are sympathetic to the visual amenities of the locality and 
in accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

 6 No development hereby approved shall commence on any Phase (other than Enabling 
Works) until a scheme detailing the external hard and soft landscaping for that Phase, 
including planting, works to retained trees and hedges, fencing walls, surface treatment and 
construction details, has been submitted to and approved in writing by the Local Planning 
Authority. 

Reason: To ensure that the works are sympathetic to the site and surroundings, to enhance 
the biodiversity of the development and in accordance with Policy EN1 of the adopted South 
Kesteven Core Strategy (July 2010).

 7 No development hereby approved shall commence on any Phase (other than Enabling 
Works) until a programme detailing the phasing and timing of the approved hard and soft 
landscaping works referred to in the above condition on that Phase has been submitted to 
and approved in writing by the Local Planning Authority. 

Reason: To ensure that the works are sympathetic to the site and surroundings, to enhance 
the biodiversity of the development and in accordance with Policy EN1 of the adopted South 
Kesteven Core Strategy (July 2010).

 8 No development hereby approved shall commence (other than Enabling Works) until the 
signage strategy for that Phase including vehicular directional signage, has been submitted to 
and approved in writing by the Local Planning Authority. 

Reason: In order to provide a cohesive sign provision within the site, in the interests of visual 
amenity and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy 
(July 2010).

A-00-101 D Ground Floor Plan - Phase 2

A-00-301 C
Phase 2 External Elevations, Height 
Parameters

A-90-003 D Proposed Site Plan - Phase 2
A-90-101 D Phasing. Site Plan - Phase 2
A-90-103 D Masterplan - Phase 2

Landscape
L-002 (P10588-
00-001-101) 4

Landscape General Arrangement  Phase 
1 and 2

Engineering
T-002 A Drainage Strategy - Phase 2 Drainage 

Arrangements
T-012 A Traffic Management Arrangements Car 

Park 2 and 3 - Phase 2
T-014 B Phase 2 Vehicle Circulation Routes
T-019 B Service Yard 3 - Vehicle Manoeuvres 

Phase 2
T-020 A Fire Engine Vehicle Manoeuvres - Hotel
T-024 A Fire Engine Vehicle Manoeuvres – 

Phase 2
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9 No development on any Phase (other than Enabling Works) shall commence until a 
comprehensive scheme for lighting of the external areas of the application site and proposed 
buildings within that Phase has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include:

a) Building luminance, store windows, service areas, car parks, under floor zones, signage 
and advertising boards;
b) Measures to minimise light pollution or obtrusive light external to the development;
c) Timetable of the implementation of the approved lighting.

Reason: In order to provide a cohesive lighting provision within the site, in the interests of 
visual amenity and in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010).

10 The development hereby approved shall not commence (other than Enabling Works) until, 
details of tree and hedge protection measures (in accordance with BS5837 (2012) Trees in 
Relation to Design, Demolition and Construction-Recommendations) have been submitted to 
and approved in writing by the Local Planning Authority. 

Reason: To ensure adequate protection to retained trees and hedges and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

11 The development hereby approved shall not commence until details of the on-site public 
transport facilities and infrastructure have been submitted to and approved in writing by the 
Local Planning Authority. 

Reason: In order to provide adequate infrastructure and facilities for public transport to serve 
the development. 

12 No Enabling Works shall take place until a Construction and  Environment Management Plan 
has been submitted to and approval in writing by the Local Planning Authority in relation to 
those Enabling Works. No development (other than Enabling Works) shall take place on any 
Phase approved under this planning permission until a CEMP has been submitted to and 
approved in writing by the Local Planning Authority for that Phase. 

The relevant CEMP shall provide for the following:

Enabling Works:
a) The overall strategy for managing environmental impacts which are likely to arise during 

the construction phase;
b) Management of construction traffic and access/haul routes and parking;
c) Storage of plant and materials used in constructing the development;
d) A scheme for recycling/disposing of waste from construction works; and
e) A signage strategy for construction traffic.

Construction (in addition to a) – e):
f) The parking of site operatives and visitors vehicles;
g) Loading and unloading of plant and materials;
h) The erection and maintenance of security hoarding including decorative displays and 

facilities for public viewing, where appropriate;
i) Wheel cleaning facilities;
j) Measures to control the emission of water pollution, sediment, dust and dirt during 

construction;
k) Working hours for earthworks and construction shall be restricted to between 08:00-18:00 

Mondays to Fridays, 08:30-13:00 Saturdays and no Sunday / Bank Holiday working unless 
pre-planned and agreed in writing with the Local Planning Authority.

l) Community Liaison Initiatives;
m) No open fires.
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Reason: To ensure the development is carried out to minimise the impact on the 
environment.

13 Before the development hereby approved is commenced, full details of works for the disposal 
of surface water and foul water drainage shall be submitted to and approved in writing by the 
Local Planning Authority.

Reason: To prevent flooding, pollution and detriment to public amenity through the provision 
of suitable water infrastructure.

14 No development shall take place on any Phase until after the implementation of a programme 
of archaeological works in accordance with a written scheme of investigation, which has been 
submitted to and approved in writing by the local planning authority. Within 3 months of the 
completion of the approved archaeological works a report containing details of the final 
archaeological recording work and the archaeological work report from the appointed 
archaeological contractor shall be submitted to the Local Planning Authority for approval. The 
development shall not be occupied until the report has been approved by the Local Planning 
Authority in writing. 

Reason: To ensure the archaeology on the site is fully assessed.

15 No part of the development hereby approved (other than the enabling works) shall commence 
until details of the proposed play areas and a scheme for their ongoing maintenance and 
management have been submitted to and agreed in writing with the Local Planning Authority.

Reason: In order to provide a cohesive plan for the play areas within the site, in the interests 
of visual amenity and in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010).

16 No development of Phase 2 shall commence until the use of the customer and staff car 
parking provided for Phase 1 has been monitored and reviewed in accordance with a 
methodology approved in advance by the Local Planning Authority and the results of the 
review have been submitted to and approved in writing by the Local Planning Authority, and if 
required by the Local Planning Authority, additional car parking shall be provided prior to the 
first opening of Phase 2 of the development in accordance with details and locations to be 
first approved in writing.

Reason: To ensure the satisfactory management of the parking for customers, in the interests 
of highway safety. 

17 The development hereby approved shall not be occupied until a scheme for the provision of 
fire hydrants on site has been submitted to and approved in writing by the Local Planning 
Authority.

Reason: In order to provide adequate fire fighting provision. 

18 Before development commences details of crime prevention measures shall have been 
submitted to and approved in writing by the Local Planning Authority. 

Reason: In order to minimise the risk of crime. 

During Building Works

19 The approved tree and hedge protection measures shall be implemented before the 
construction of the development and retained during the construction process. 

Reason: To ensure that the trees and hedges to be retained  are protected during 
development, to enhance the biodiversity of the development and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).
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20 The approved CEMP’s for the Enabling Works, Phase 1 and Phase 2 shall be fully 
implemented and complied with throughout the Enabling Works and construction of Phases 1 
and 2 of the development, as appropriate. 

Reason: To ensure the development is carried out to minimise the impact on the 
environment. 

21 The approved arboricultural work shall be carried out fully in accordance with the submitted 
details including timetable and to BS 3998 Tree Work & BS 5837 Trees in Relation to 
Construction.

Reason: To ensure adequate management to retained trees and hedges and in accordance 
with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Before the Development is Occupied
22 The development of each Phase shall be carried out in accordance with the approved 

external surfaces for that Phase before the use commences.

Reason: To protect the visual amenities of the locality and in accordance with Policy EN1 of 
the adopted South Kesteven Core Strategy (July 2010).

23 The development of each Phase shall be carried out in accordance with the approved 
landscaping details. 

Reason: To ensure that the works are sympathetic to the site and surroundings, to enhance 
the biodiversity of the development and in accordance with Policy EN1 of the adopted South 
Kesteven Core Strategy (July 2010).

24 The approved landscape works for each Phase shall be carried out in accordance with the 
approved programme for that Phase.

Reason: To ensure that the works are sympathetic to the site and surroundings, to enhance 
the biodiversity of the development and in accordance with Policy EN1 of the adopted South 
Kesteven Core Strategy (July 2010).

25 The signage strategy for each Phase shall be implemented in accordance with the approved 
details prior to the relevant Phase of the development being first brought into use and 
thereafter shall be so maintained.

Reason: In order to provide a cohesive sign provision within the site, in the interests of visual 
amenity and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy 
(July 2010).

26 The approved lighting scheme for each Phase shall be implemented in accordance with the 
approved details and in accordance with the agreed timetable and shall thereafter be so 
retained.

Reason: In order to provide a cohesive lighting provision within the site, in the interests of 
visual amenity and in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010).

27 The development hereby approved shall not be brought into use or first occupied until the 
junction of the Grantham Southern bypass with the A1, immediately to the west of the site, 
has been opened to traffic.

 
Reason: To ensure that the A1 and A52 Trunk Roads continue to serve their purpose as part 
of a national system of routes for through traffic in accordance with Section 10(2) of the 
Highways Act 1980, in the interests of road safety. 
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28 No part of the proposed development shall be brought into use prior to the delivery of 
improvement scheme for the western T-junction of the A1/A52 grade separated junction as 
indicated on Drawing No. 106648-SK006 Rev A (or as amended by a Road Safety Audit or 
Detailed Design). The approved scheme must comply with the requirements of the Design 
Manual for Roads and Bridges, including those relating to road safety audit and Walking, 
Cycling, Horse-Riding Assessment and Review. 

Reason: To ensure that the A1 and A52 Trunk Roads continue to serve their purpose as part 
of a national system of routes for through traffic in accordance with Section 10(2) of the 
Highways Act 1980, in the interests of road safety. 

29 No part of the proposed development shall be brought into use prior to the delivery of the 
mitigation scheme for the eastern T-junction of the A1/A52 grade separated junction indicated 
on Drawing No. 106648-SK004 Rev A. The approved scheme must comply with the 
requirements of the Design Manual for Roads and Bridges, including those relating to road 
safety audit and Walking, Cycling, Horse-Riding Assessment and Review. 

30 Reason: To ensure that the A1 and A52 Trunk Roads continue to serve their purpose as part 
of a national system of routes for through traffic in accordance with Section 10(2) of the 
Highways Act 1980, in the interests of road safety. 

31 The lighting shall be implemented in accordance with the approved details in accordance with 
the agreed timetable and thereafter retained.

Reason: In order to provide a cohesive lighting provision within the site, in the interests of 
visual amenity and in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010).

32 The on-site public transport facilities and infrastructure shall be implemented in accordance 
with the approved details prior to the use hereby approved first commencing and shall 
thereafter be retained and maintained in accordance with the approved details. 

Reason: In order to provide adequate infrastructure and facilities for public transport to serve 
the development. 

33 None of the buildings hereby approved shall be occupied or brought into use until works for 
the drainage of surface water drainage and foul water to serve the development have been 
implemented in accordance with the approved details.

 
Reason: To prevent flooding, pollution and detriment to public amenity through the provision 
of suitable water infrastructure.

34 The proposed play area shall be laid out and delivered in accordance with the approved 
details prior to the first use of any retail unit. The play areas shall thereafter be managed and 
maintained in accordance with the approved management and maintenance scheme. 

Reason: In order to provide a cohesive plan for the play areas within the site, in the interests 
of visual amenity and in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010).

35 Prior to the first occupation of any retail unit a Landscape and Environmental Management 
Plan for the management of landscaping, environmental and ecological features across the 
whole site shall be submitted to and approved in writing by the Local Planning Authority. 

Reason: In order to ensure cohesive landscaping, environmental and ecological features are 
managed in the interests of visual amenity and biodiversity and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).
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36 The development hereby permitted shall not be occupied until the parking and servicing areas 
have been provided in accordance with the approved plans. The parking and servicing 
provision as approved shall always remain available for those purposes. 

Reason: In order to ensure the adequate provision of parking and servicing to serve the 
development. 

37 The development hereby permitted shall not be commenced until a car park management 
scheme has been submitted to and approved in writing by the Local Planning Authority. This 
management scheme shall include methods to control the operation of the car park including 
security, opening times and permitted duration of stay. 

Reason: To ensure the satisfactory management of the parking for customers, in the interests 
of highway safety. 

38 No A3 restaurant unit hereby permitted shall first be brought into use until details relating to a 
system for the extraction and filtration of fumes for that restaurant have been submitted to 
and approved in writing by the Local Planning Authority and the approved system for that unit 
has been installed. 

Reason: In the interests of amenity. 

39 The approved fire hydrants shall have been provided prior to the first use of the development 
hereby approved. 

Reason: In order to provide adequate fire fighting provision. 

Ongoing Conditions

40 Notwithstanding the provisions of Class A1 of the Town and Country Planning (Use Classes) 
Order 1987 (as amended) (or any Order revoking and re-enacting that Order  with or without 
modification) (and save for the hotel permitted by this permission) the development hereby 
approved shall only be used for specialist retailing as a Designer Outlet Village with 
associated ancillary facilities only and for no other purpose. For the purpose of this condition, 
specialist retailing and designer outlet village means clearance stores operated by a) 
manufacturers; b) retailers who do not directly manufacture but who either own their own 
brand or retail branded goods; or c) the franchisees or licensees or stockists of such 
manufacturers or retailers, in each case involving the retail sale of discounted comparison 
goods, defined as previous seasons stock, run offs, over-runs, samples of branded goods, 
goods produced for subsequently cancelled orders, market testing lines, rejects, seconds, 
clearance goods and surplus stock and accessories. 

In at least 90% the floorspace within the buildings subject to this permission that is used for 
the sale to members of the public, any goods offered for sale shall be priced at least 30% 
below the normal price at which similar types of merchandise are or have been offered for 
sale at their usual place of sale and such goods shall be limited to discounted comparison 
goods, previous season’s stock, run-offs, over-runs, samples of branded goods, goods 
produced for subsequently cancelled orders, market testing lines, rejects, seconds, clearance 
goods, surplus stock and accessories.

The operator of the retail floorspace shall maintain detailed stock records of goods for sale 
and pricing, and shall upon written request from the Local Planning Authority produce these 
records for the previous 12 months for inspection within 2 calendar weeks of the date of 
request. 

No retail unit shall be used for the primary retail sale of garden products, books, CDs, DVDs, 
electrical goods, computers and software and white goods and no unit shall be occupied as a 
newsagents, chemists, travel agency, post office, ticket agency (excluding the approved 
Tourist Information facility), hairdressers or dry cleaners.
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Reason: To define the permission and to ensure the retail offer accords with the offer 
available in Designer Outlet Villages.

41 The maximum amounts of gross internal floor space for each use permitted by the permission 
shall be limited as follows:

a) No more than 23,976 sq.m gross internal floor space within the application site is to be 
used for class A1 retail uses;

b) No more than 1,597 sq.m gross internal floor space within the application site is to be used 
for Class A3 restaurant and café uses;

c) No more than 2,778 sq.m gross internal floor space within the application site is to be used 
for Class C1 hotel uses; and 

d) The remaining floor space shall only be used for the provision of toilet blocks, a site 
management suite and a Tourist Information Facility.

42 No individual retail unit, either as constructed or as a result of any subsequent combination of 
units, shall exceed 1,200 sq.m gross internal floor space (including any mezzanine floor 
space).

No building or part of any building shall be used for the sale of food other than confectionary 
or within a restaurant or café for consumption on the premises.

Reason: To define the extent of the permission and control the retail floorspace. 

43 Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 
(as amended) or the Town and Country Planning (General Permitted Development) Order 
2015 (as amended), or any subsequent Order revoking and re-enacting those Orders, no 
additional mezzanine floors shall be created within the development scheme (other than as 
permitted by this application) and no part of the development shall be used for any Class A2 
(financial and professional services, other than automated teller machines), Class 4 (drinking 
establishments) or Class A5 (hot food takeaway) uses. Notwithstanding the provisions of the 
Town and Country Planning (General Permitted Development) Order 2015 (as amended) (or 
any subsequent Order revoking or re-enacting that Order no changes of use shall occur.

Reason: To define the extent of the permission and control the retail floorspace.

44 The site shall be managed in accordance with the approved Landscape and Environmental 
Management Plan for the maintenance of landscaping, environmental and ecological features 
across the whole site.

Reason: In order to ensure cohesive landscaping, environmental and ecological features are 
managed in the interests of visual amenity and biodiversity and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010).

45 The car park shall be operated in accordance with the approved car park management 
scheme unless otherwise agreed in writing by the Local Planning Authority.

Reason: To ensure the satisfactory management of the parking for customers, in the interests 
of highway safety. 

46 The approved systems for extraction and filtration of fumes of the A3 units shall be 
maintained  in accordance with the approved details.

Reason: In the interests of amenity. 

47 Any trees or plants which within a period of five years from the date of planting die, are 
removed or become seriously damaged or diseased, shall be replaced in the following 
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planting season with others of similar size and species unless the Local Planning Authority 
gives written consent to any variation.

Reason: In order to ensure cohesive landscaping, in the interests of visual amenity and in 
accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

48 No mezzanine or other form of internal floor to create a first floor retail sales area shall be 
constructed in any unit.

Reason: To define the extent of the permission and control the retail floorspace.

49 The A1 retail units shall not be open for business outside the hours of 10:00 a.m. to 8:00 p.m. 
on Mondays to Fridays, 9:00 a.m. to 8:00 p.m. on Saturdays and 10:00 a.m. – 5:00 p.m. on 
Sundays and public holidays.   In addition, notwithstanding the above, the A1 Retail Units will 
be able to trade up to 10pm on no more than 12 occasions in any calendar year. 

Reason: To define the extent of the permission and in the interests of amenity. 

50 The opening hours of all A3 units shall be limited to one hour before the retail units open and 
30 minutes after closing of the retail units.

Reason: To define the extent of the permission and in the interests of amenity. 

51 The development shall not be occupied until the approved fire hydrant scheme has been 
implemented in accordance with the approved details and shall thereafter be so maintained. 

Reason: In order to provide adequate fire fighting provision. 

52 The development shall not be occupied until the approved crime prevention measures have 
been implemented in accordance with the approved details and shall thereafter be so 
maintained. 

Reason: In order to minimise the risk of crime. 

53 The development hereby permitted shall be carried out strictly and fully in accordance with 
the mitigation measures set out in Chapter 2 of the Environmental Statement.

Reason: In order that the development provides suitable mitigation for identified 
environmental impacts in accordance with Policy EN1 of the adopted South Kesteven Core 
Strategy (July 2010)

54 No part of the upper floors shall be used for retail sales open to the public.

Reason: To define the extent of the permission and control the retail floorspace. 

55 The operator of the retail floorspace shall maintain records of the 12 extended A1 Retail Units 
opening hours up to 10pm for each 12 months of operating and shall upon written request 
from the Local Planning Authority produce these records for the previous 12 months for 
inspection within 2 calendar weeks of the date of request. 

Reason: To ensure compliance with the approved opening hours for the retail units. 
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Appendix 1 – Grantham Designer Outlet Village – PBA Retail Advice 06.09.17
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Appendix 2 – 

Grantham DOV Further Comments – 25.10.17
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Appendix 3 – S.106 Planning Obligations
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106 item Purpose Detail Reg 122 assessment - 
necessary to make the 
development 
acceptable

Reg 122 assessment -   
directly related to the 
development

Reg 122 assessment -  
fairly and reasonably 
related in scale and 
kind

Trigger

Contribution to 
support the 
delivery of a 
Retail & Leisure 
Skills Academy

The GDOV 
provides a 
substantial 
opportunity for 
training and skills 
development for 
(1) new entrance 
to the labour 
market (school 
and college 
leavers), (2) 
existing residents 
working in 
retailing either 
locally or 
elsewhere, (3) 
residents 
returning to the 
labour market. 
The support by 
GDOV towards 
the development 
of a retail 
academy in the 
Grantham 
campus of the 
college, or at any 
other facility 
nearby will assist 
the development 
of skills and help 

Funding of a training 
package in conjunction 
with Grantham College 
or another training 
provider. 

Funding of £65,000 
with payment spread 
over three years with 
first payment due on 
start on site.

The contribution 
accords with SKDC's 
planning obligations 
supplementary 
planning documents 
("SPD") (2012), Policy 
E1 – employment and 
development and Policy 
E2 – town centre and 
retail development  of 
SKDC's adopted Core 
Strategy (2010).  The 
contribution accords 
with relevant 
development plan 
policies together with 
the NPPF including para 
19 (supporting 
economic growth 
through the planning 
system).  

The contribution will 
provide the opportunity 
for learners to develop 
the skills and 
experience needed to 
secure a job or 
apprenticeship in the 
retail or leisure 
industry, and is in 
compliance with the 
planning obligations 
SPD. It is intended that 
the contribution would 
assist local residents to 
develop the skills 
required to take 
advantage of 
employment 
opportunities at the 
GDOV and stimulate 
the take up of 
apprenticeships by 
GDOV retail and leisure 
tenants.

The contribution is 
fairly and reasonably 
related in scale and 
kind to the 
development because it 
secures an appropriate 
level of contribution 
towards skills and 
learning in proportion 
to the level of 
employment 
opportunities likely to 
be generated by the 
DOV and staffing 
requirements,
 and the contribution 
will play its part in 
meeting policy 
objectives such as 
those in policy E1 – 
employment and 
development 

£65,000 payable 33% 
on commencement of 
development, 33% one 
year later and 34% on 
the third anniversary of 
the commencement of 
development.
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address the 
challenge of 
youth 
unemployment / 
relatively low 
skills 
achievement.

Initiatives delivered 
directly by the 
development 

(a) Provision of 
minimum 15 sq. metres 
(161.5 sq. ft.) within the 
GDOV management 
suite and main 
reception for the 
purposes of marketing 
Grantham town centre. 
To be provided for the 
duration of the 
development in 
accordance with a 
scheme approved by 
the Local Planning 
Authority.  

Scheme to be approved 
before occupation of 
Phase 1. Ongoing 
requirement to deliver 
obligation 

Town Centre 
improvements to 
encourage linked 
trips

A target of 10% of 
the annual 
visitors to the 
GDOV also visiting 
and spending in 
the town centre.  

(b) A dedicated "pop up 
shop" (minimum size 90 
sq. metres/ 969 sq. ft. 
gross internal area) or 
similar display area for 
the purposes of 
showcasing Grantham 
town centre retailers 
and Grantham events 

The proposal will 
impact on the town 
centre.  The proposal is 
also considered to have 
wider benefits. It is 
proposed to mitigate 
the impacts and secure 
the wider benefits of 
linked trips through the 
identified package of 
measures. 

The SKDC Core Strategy 
adopted in 2010 has 
Objective 9 to 
"Maintain and enhance 
the vitality and viability 
of the principal retail 
areas of Grantham, 
Stamford, Bourne and 
Market Deeping by 
concentrating new 
retail development 
within the town centres 
and ensuring that such 
schemes meet an 
identified retail need."

The adopted Core 

The proposal will 
impact on the town 
centre. The proposal 
will attract a large 
number of visitors to 
the GDOV.  It is 
intended that a 
proportion of them will 
also visit and spend in 
Grantham Town centre 
and thus increase its 
footfall allowing 
existing retailers to 
provide better services 
to local people. Further, 
the measures will 
provide the opportunity 
for promoting the town 
centre to achieve the 
intended benefits of 
linked trips. 

The initiatives are fairly 
and reasonably related 
in scale and kind to the 
Grantham DOV. The 
development will 
impact on the town 
centre and the 
measures are required 
in order to achieve the 
identified benefits from 
linked trips in a 
proportionate manner. 

Scheme to be approved 
before occupation of 
Phase 1. Ongoing 
requirement to deliver 
obligation
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etc. on a rotating basis. 
To be provided for the 
duration of the 
development in 
accordance with a 
scheme approved by 
the Local Planning 
Authority.

(c) £450,000 
contribution towards a 
subsidised bus service 
funded for 3 years 
travelling between the 
GDOV town centre and 
train station. Allowing 
GDOV visitors to leave 
their car at the GDOV 
and visit the town 
centre and staff to get 
to and from work. It 
also allows visitors to 
travel by rail and bus. 

The service will be at a 
30 min frequency in the 
peak periods from 
09:00 to 10:00 and 
between 18:00-21:00 
(GDOV and town 
centre) and once an 
hour between 10.00 am 
and 18.00 (GDOV, 
station and town 
centre).

Strategy (2010) 
acknowledges in 6.2.6 
that Grantham town 
centre "currently 
presents a fragmented 
offer, underperforms 
and is in need of 
improvement to ensure 
increased footfall and 
better services for local 
people."

Policy E2: Town Centre 
And Retail 
Development states 
that: "The town centres 
of Grantham, Stamford, 
Bourne and the 
Deepings will be 
strengthened and 
regenerated and uses 
and activities which 
sustain and improve 
their vitality and 
viability will be 
supported."

Policy SP3: Sustainable 
Integrated Transport 
sets out a range of 
measures to encourage 
the creation of a 
sustainable, modern 
transport network 
including: securing 
travel plans and 

£150,000 on 
Commencement;
£150,000 on first 
occupation of Phase 1; 
£150,000 on the first 
anniversary of 
occupation of Phase 1. 
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Initiatives delivered by 
the Local Authority 
using funding secured 
from the development 
(total financial 
contributions of 
£480,000 to be paid for 
the purposes set out in 
the table below).

(a) £30,000 towards 
improvements to car 
parking signage and 
directions in Grantham 
town centre to 
facilitate linked trips by 
car. To be paid 12 
months after start on 
site.

12 months from 
commencement of 
development and in 
any event prior to first 
occupation

(b) £150,000 
contribution towards 
Town Centre live car 
parking availability 
interactive signage at 
four car parking sites 
including installation 
and maintenance costs. 
To be paid 12 months 
after start on site.

promoting and assisting 
journeys by public 
transport.

Some of the major 
benefits of the GDOV 
scheme rely upon 
creating linked trips to 
Grantham centre. 

In order to achieve the 
increased visitor 
footfall some of the 
issues that currently 
deter visitors from 
visiting the town centre 
need to be addressed.

The initiatives accord 
with SKDC's planning 
obligations 
supplementary 
planning documents 
(2012), namely:

Paragraph 1.2.3 which 
lists possible initiatives 
(page 5); Table1b: 
Contributions 
Threshold Guide 
(Commercial) (page 12), 

12 months from 
commencement of 
development and in 
any event prior to first 
occupation
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(c) £75,000 towards 
promoting activities 
aimed at tourists within 
the town centre 
(events, festivals, 
markets etc). 

First occupation of 
Phase 1

(d) £150,000  towards 
other physical 
improvements to make 
the town centre more 
attractive as a linked 
destination (eg 
pedestrian way finding 
signage, public realm 
improvements, 
improvements to the 
railway station, the 
shop front 
improvement scheme, 
improvements to 
attractions within the 
town centre such as 
signage for heritage 
assets etc). 

First occupation of 
Phase 1

(e) £75,000 
contribution towards 
the town centre 
tourism manager given 
number of visitors to 
district as result of 
GDOV. 

1.9.1 (page 13) and 
paragraph 2.3.31 (page 
42).

First occupation of 
Phase 1
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Framework 
Travel Plan 

In considering 
development 
proposals within 
the District, SKDC 
will ensure that 
the objectives of 
the most recent 
local transport 
plan for 
Lincolnshire are 
met. 

Objective 4 of the 
SKDC Core 
Strategy adopted 
in 2010 "seeks to 
improve 
accessibility to 
jobs, houses and 
services, and to 
reduce traffic 
growth, by 
ensuring choice 
to use public 
transport, walk or 
cycle, for as many 
journeys as 
possible."

Implement the 
Framework Travel Plan.  
Comply with ongoing 
requirements as to 
implementation of 
measures, monitoring 
and periodic review. 

Ongoing future target 
of 1% reduction in 
single occupancy car 
trips year on year for 
staff, to a maximum 
anticipated reduction 
of 10% over the lifetime 
of the development.

The delivery of a 
Framework Travel Plan 
is necessary to accord 
with SKDC’s planning 
obligations SPD (2012) 
and Policy SP3: 
'Sustainable Integrated 
Transport' of the 2010 
adopted Core Strategy. 

The implementation of 
a Framework Travel 
Plan for the GDOV is 
required to meet the 
Councils aims to 
encourage the creation 
of a sustainable, 
modern transport 
network across the 
district by promoting 
and assisting journeys 
by public transport, 
cycling, mobility aids 
and walking, by making 
them accessible, safe, 
convenient and as 
attractive as possible.

The Framework Travel 
Plan will contain 
measures specifically 
related to the 
development. It will 
encourage staff to 
consider alternative 
modes of transport to 
travel to and from the 
GDOV, in order to meet 
targets in reducing the 
need to travel by motor 
car.

Planned measures are 
to be implemented 
which are to be 
monitored against the 
agreed targets.

 

The Framework Travel 
Plan has been prepared 
to specifically relate to 
the scale and form of 
development and the 
measures are prepared 
to minimise the 
transport impact of the 
development. 

To be implemented 
from commencement 
of development
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(a) Phase 1 contribution 
of £200,000 for 
Gainsborough Corner 
improvements 

Payable on opening of 
phase 1 of the scheme.

(b) Phase 2 contribution 
of £65,217  for 
Gainsborough Corner 
improvements 

Payable on the first 
occupation of phase 2 
of the GDOV only if the 
whole GSRR is not open 
prior to the opening of 
Phase 2 of the GDOV.

Highway 
Improvement 
Contribution
Gainsborough 
Corner

If South 
Kesteven’s 
transport 
network is to be 
sustained and 
developed to 
meet the needs of 
individuals and 
business then it is 
assumed that 
each additional 
new housing and 
non-residential 
development unit 
will need to 
contribute to 
support the 
additional 
demand.

The Grantham 
Southern Relief 
Road provides 
opportunity for 
the removal of 
through traffic 
(including HGVs) 
from Grantham 
town centre by 
providing a more 
‘attractive’ route.

The contribution 
accords with SKDC’s 
planning obligations 
SPD (2012), and Policies 
SP3 and SP4 of the 
adopted Core Strategy 
(2010) and meets 
Objective 6 of the 
adopted Core Strategy.

SKDC planning policy 
anticipates that the 
level of contribution 
will be determined on a 
case-by-case basis to 
reflect the individual 
circumstances of the 
scheme.

Financial contributions 
will normally be held 
for a period of 5 years. 

Any funds that remain 
unspent at the end of 
this period will be 
repaid at the applicants 
express request.

The contribution will 
provide improvements 
to the existing highway 
network for 
pedestrians, cyclists 
and cars which are 
directly related to the 
development. 

The traffic impact the 
development has on 
the existing highway 
network is clearly 
demonstrated within 
the Environmental 
Statement and the 
Transport Assessment.

The contribution has 
been calculated in 
proportion to the traffic 
added to the junction 
by the development.

Therefore any 
developer contribution 
is fairly and reasonably 
related in scale and 
kind. 



102

The occupancy 
requirements would be 
as follows:

(a) No Class A1 unit 
shall be occupied other 
than by a permitted 
retailer.  A permitted 
retailer will be a retailer 
/ brand on a list to be 
agreed. The list will be 
generated by reference 
to the Javelin Group 
Venuescore Rankings to 
ensure they are 
suitable for a high end 
tier one outlet village.

Occupancy 
requirements for 
Class A1 retail 
units

Controls on 
occupancy of the 
Class A1 retail 
units to ensure 
that the 
development 
operates as a 
Designer Outlet 
Village only and is 
occupied by 
permitted 
retailers who do 
not or are never 
likely to occupy 
space in 
Grantham town 
centre and thus 
reduce adverse 
impacts on 
Grantham town 
centre.

In addition to the test 
at (a):

(b) No Class A1 unit 
shall be occupied by a 
permitted retailer 
which occupies a retail 
unit in Grantham town 
centre as at the date of 
the section 106 
agreement; as at the 
date of the intended 
occupation; or within a 
period six months prior 
to the intended date of 

To ensure high end 
occupiers as proposed 
by the application 
which do not directly 
compete with existing  
town centre retailers 
and to control retail 
occupiers of the 
development, without 
which, retailers who are 
currently located in 
Grantham town centre 
could relocate to the 
outlet village resulting 
in an adverse effect on 
the vitality and viability 
of the town centre.

This restriction on the 
type of retailer who can 
occupy the new retail 
units at the outlet 
village only relates to 
the outlet village itself.

Without this restriction 
on the occupiers there 
would be a risk that 
current retailers in the 
town centre would 
relocate to the outlet 
village resulting in an 
adverse effect on the 
town centre. A 
mechanism for review 
will form part of the 
obligation
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occupation unless that 
permitted retailer has 
entered into a scheme 
which contains a 
binding commitment 
on the retailer to 
retaining their presence 
as a retailer within that 
town centre has been 
submitted to and 
approved by the Local 
Planning Authority. 
Such scheme shall 
require the retailer to 
continue to operate 
from Grantham town 
centre for so long as it 
occupies a Class A1 
retail unit in the 
development.
The occupancy 
restrictions above 
would not apply to the 
proposed "pop up 
shop" in the 
development.
The obligation will 
include monitoring 
arrangements to ensure 
the obligation can be 
enforced.
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Site Plan

Phase 1 Site Plan
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Phase 2 Site Plan

Aerial View
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