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MGS1 S18/0455 Target Decision Date:7th June 2018
Committee Date:13th November 2018

Applicant Mill Hill Developments Ltd.  C/o Globe Consultants Ltd.   
Agent Miss Rhiannon Wilson Globe Consultants Limited Globe 

Consultants Ltd, The Tithe Barn, Greestone Place, Lincoln
Proposal Mixed use development comprising: Petrol Filling Station (Sui 

Generis) with associated convenience retail unit (A1); drive 
through coffee shop unit (A3); a Builder's Merchant with 
associated yard and store (Sui Generis); 2no. A3/A5 units; 1no. 
office premises (B1); a replacement dispatch building (B8); 
access from Trent Road and Harlaxton Road with associated 
highway works; and associated car parking and landscaping 
works, including revised car park layout for Grantham 
Engineering.

Location Land Adjacent To Trent Road And Harlaxton Road     
Application Type Full Planning Permission (Major)
Parish(es) Grantham

Reason for Referral to 
Committee

At the agreement of the Head of Development Management, as 
the application is for a major, mixed-use re-development on a 
prominent site which is allocated for employment uses.

Recommendation That the application is:- Approved conditionally
Report Author Mike Gildersleeves - Principal Planning Officer

01476 406080 Ext: 6383
mike.gildersleeves@southkesteven.gov.uk

Report Reviewed By Sylvia Bland - Head of Development Management
01476 406080 Ext: 6388
S.Bland@southkesteven.gov.uk 

Key Issues

Principle of development
Retail and economic considerations
Highway considerations
Impact on the character of the area
Technical considerations and other matters

Technical Documents Submitted with the Application
Integrated Planning Statement
Transport Assessment 
Desk Based Report - Contaminated Land 
Sequential Test Report 
Tree Protection and Landscape Mitigation 
BS5837:2012 Tree Survey 
Surface Water Drainage Solution 
Flood Risk Assessment 
Preliminary Risk Assessment (PRA) and Contaminated Land Report 
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1.0 Description of proposal

1.1 The proposal seeks to comprehensively re-develop the site to provide for a range of uses 
including a dispatch unit for Grantham Engineering, a Builders Merchant, an Office Unit, 2xFood 
Units, a Drive-Through Coffee Shop and a Petrol Filling Station.

1.2 The units would be as follows:

 Office unit (B1) - 13.2m x 17.6m x 6.2m high. The unit would comprise 2 office spaces 
with meeting rooms at ground floor, with an archive space at first floor level comprising 
180m2 floorspace. 

 Food units (A3/A5) - 18.7m x 13.1m x 7.2m high and 13.6 x 20.2m x 7.4m high 
comprising 170m2 and 185m2 floorspace respectively.

 Drive-through coffee shop unit (Mixed Use A1/A3) - 18.2m x 14m x 6.2m high comprising 
200m2 floorspace.

 Builders Merchant (Sui generis) - 53.8m x 25.4m x 8.2m high comprising 1400m2 
floorspace. The unit would have warehouse, storage and back-office functions at ground 
floor, with a mezzanine in the roofspace covering approximately one third of the building's 
area.

 Despatch building (B8) - 35.2m x 16m x 6.8m high comprising 570m2 floorspace.

 Petrol filling station (Sui generis) - the building would be 17.1m x 23.3m x 4.9m high with 
ancillary retail comprising 375m2 floorspace. Canopy would cover 25.1m x 8m x 7.6m at 
its highest point.

1.3 Materials to be used on all buildings comprise a mix of cladding (both timber and composite 
panels of varying colours) and brickwork, sheet roofing material and large elements of glazing on 
all but the dispatch building and the builders merchants.

1.4 The application proposes 2 primary access points. One from Harlaxton Road (located on the 
opposite side of the road but between the accesses for 'Screwfix' and 'KFC') which would also 
include a ghost island designed to prevent right-turning on exit. The second would be onto Trent 
Road. 

1.5 The internal layout of the road structure has been designed to prevent 'rat-running' through the 
site to avoid the traffic-controlled junction, whilst also providing an efficient and safe arrangement 
to serve the uses proposed. The Petrol Filling Station and Drive-Through coffee shop would have 
bespoke access arrangements off the internal road to meet their specific needs.

1.6 Pedestrian accesses would be provided from Harlaxton Road for the food and office units, and it 
is also proposed to widen the footpath on Harlaxton Road to 3m width to allow it to be used as an 
integrated foot/cycle-way.

1.7 The dispatch unit for Grantham Engineering would continue to utilise the existing access serving 
that site from Harlaxton Road.

1.8 The applicant has stated that the site has been held to facilitate future expansion of Grantham 
Engineering. As a result of changes over-time, not all of the land is now required for this purpose 
and thus a mixed-use scheme is being brought forward for future development. Part of the site is 
required for the modest rationalisation of Grantham Engineering's current working practices, 
which will be manifested in the erection of a new product dispatch building. Rationalisation of car 
parking is necessary to deliver that in the right location, whilst ensuring operational car parking 
needs are safeguarded. Given the dual frontage of the site, and prominent location it is 
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considered that the uses proposed would make efficient and appropriate use of the remaining 
land. Access has been carefully designed to consider the impact on the function and capacity of 
the Harlaxton Road/Trent Road junction. Phasing of development allows for early investment in 
part of the site and corresponding economic benefit to be realised without a requirement to 
deliver the additional highways improvements necessary for the wider investment in the rest of 
the site which would follow in due course.

1.9 The development represents an investment of over £5m in construction within Grantham and 
supports a significant number of jobs as outlined.

2.0 Description of site

2.1 The site is approximately 1.8ha and is currently unused apart from occasional use to host a 
fair/circus. It is covered by grasses and bushes in a topsoil layer over a layer of made ground 
comprising brick, concrete, ash and tile.

2.2 The site is level and undeveloped having previously been retained for the expansion needs of 
Grantham Engineering. 

2.3 The site benefits from a dual frontage to Harlaxton Road and Trent Road and sits within close 
proximity of the junction of Harlaxton Rd, Trent Road, and Springfield Rd. It is noted that within 
the verge on Harlaxton Road there are a number of prominent Lime trees.

2.4 The site is located in the south of Grantham's urban area in an established employment area 
which extends north between the railway line and Mow Beck, towards the Asda Superstore. The 
employment area has some limited residential development on the western side of Harlaxton Rd 
/A607 in the vicinity of Alexandra Way. The focus of this application is on land immediately to the 
south of Grantham Engineering, which forms a cluster of employment uses bounded by Earlsfield 
Lane, Harlaxton Road, Trent Road and Mow Beck. These employment uses continue to the 
south east of the site along Harlaxton Road to Willow Lane.

2.5 The land to the east of the site on the opposite side of Harlaxton Road is also in employment use 
and is occupied by a mix of trade counter business types and food and drink related 
establishments. The land to the west of the site is elevated and separated from the employment 
area by a significant area of informal recreation space and waterway, which forms a transition to 
the residential area. The character of the site is therefore significantly influenced by the scale of 
the employment uses around it, and the major junction between Harlaxton Road, Springfield 
Road and Trent Road which forms two sides of the site.

3.0 Relevant History

Reference Proposal Decision Date
SK.1809/88(12628) Food store and car parking Refused 13/07/1989

4.0 Policy Considerations

4.1 National Planning Policy Framework (NPPF)
National Planning Policy Framework
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 15 - Conserving and enhancing the natural environment
Section 14 - Meeting the challenge of climate change, flooding and coastal change
Section 2 - Achieving sustainable development
Section 4 - Decision-making
Section 6 - Building a strong, competitive economy
Section 7 - Ensuring the vitality of town centres
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4.2 South Kesteven District Council Core Strategy
Policy E1 - Employment Development
Policy E2 - Retail Development
Policy EN1 - Protection and Enhancement
Policy EN2 - Reduce the Risk of Flooding
Policy EN4 - Sustainable Construction and Design
Policy SP1 - Spatial Strategy
Policy SP3 - Sustainable Integrated Transport

4.3 Site Allocation and Policies Development Plan Document
Policy SD1 - Sustainable development

4.4 Saved Policies from the 1995 Local Plan
Policy E1 – Employment Allocation (Grantham)

4.5 SKDC Corporate Priorities
Grow the economy

5.0 Representations Received

Invest SK (SKDC) Support the proposal. They identify the prominent nature of 
the site and the thriving commercial characteristics of the 
area. The majority of the proposed uses identified within the 
application bring a complimentary offering to the existing 
business infrastructure. The builders merchant / trade counter 
is in keeping with those already on Harlaxton Road and the 
associated drive thru A3 units will further support the 
requirements of employees and customers of the local 
business base. It is not felt that the proposed A3 offering will 
in any way conflict with the A3 offering either existing or 
proposed within the town centre and it is very much a case of 
the operators choosing 'this site or not at all' rather than 'this 
site or the town centre'. It is also recognised that delivery of 
this site may also drive interest in or regeneration of other 
nearby sites.  In summary, the effect of bringing this site 
forward will contribute hugely to developing a thriving 
employment and spend generating gateway for the town of 
Grantham.

LCC Highways & SuDS 
Support

Raise no objections and have made no substantive 
comments. They have confirmed that the proposals are 
acceptable. 

They have also indicated that the effect with other 
developments including the Marstons Public House approval 
(S16/2252) has been reviewed, however, the combined 
impact of the developments on the network would be 
acceptable. 

A condition requiring delivery of the highway improvement 
works identified on drawing number JH1277-101G is 
recommended.

Natural England Raise no objections and have no specific comments to make. 
The proposal should take account of Natural England's 
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standing advice.

Environmental Protection 
Services (SKDC)

Environmental Protection have reviewed the application and 
have no comments to make.

Arboricultural Consultant 
(SKDC)

Raises no objections. Detailed comments are as summarised 
follows:

The trees to be removed are in the public highway and in that 
respect are owned by Lincolnshire CC. They contribute 
greatly to the amenity of the area. They are a historic green 
feature in the street scene that help break up the built form 
around them.

Any trees felled to make way for the development should be 
replaced recognising the balance between the benefits of the 
development and protecting the landscape. A robust re-
planting and landscaping condition should be attached to any 
consent requiring that each tree be replaced by either a small 
leaved lime and/or London plane (for landscape consistency) 
in a tree pit that provides sufficient space of root growth. 
Other species would be acceptable within the development 
itself. The trees should be quality heavy standard size for 
immediate impact on the landscape. 

A condition relating to tree protection, method statements, 
and aftercare in line with the submitted details are 
recommended.

Environment Agency Originally objected due to insufficient evidence to 
demonstrate that the proposed development would not pose 
an unacceptable risk of pollution of groundwater and the Mow 
Beck. Following the provision of additional information, 
objections were maintained on the basis of concerns 
regarding below-ground petrol storage. Following further 
changes (to remove below ground petrol storage) the EA 
have since removed their objections.

Anglian Water Services Raise no objections subject to the imposition of conditions.

Street Scene (SKDC) Note the location of the site and existing issues relating to 
litter nuisance within the area from existing food outlets. 
Request litter-pickers or other methods to prevent further 
issues in the area resulting from the development.

Lincolnshire Fire & Rescue 
Services

No comments returned

Upper Witham Internal 
Drainage Board

Raise no objections, but request a condition relating to the 
incorporation of SUDS and that such a solution should be 
developed in conjunction with the LLFA. The Board would 
support the use of SuDS, subject to the agreement of the 
detail and the discharge rate.
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6.0 Representations as a Result of Publicity

6.1 This application has been advertised in accordance with the Council's Statement of Community 
Involvement and 3 letters of representation have been received.  The points raised can be 
summarised as follows:

1 Contrary to Local Plan policy - allocated for employment
2 Contrary to emerging policy - site indicated as being suitable for housing 

development. Likely to have implications for 5year housing supply.
3 Access and egress concerns
4 Traffic generation and highway designs not appropriate
5 The TA is insufficient and raises concerns regarding traffic generation.
6 Potential "rat run" around junction through the site.
7 Lack of a retail sequential assessment - outside of the town centre.
8 No need for facilities and services being proposed, number of existing facilities 

which meet this need.

7.0 Evaluation

7.1 Principle of Development

7.1.1 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that proposals are 
determined in accordance with the development plan unless material considerations indicate 
otherwise.  The Development Plan comprises the South Kesteven Core Strategy 2010 (CS), 
South Kesteven Site Allocation 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 the Lincolnshire 
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.  The 1995 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 yet attached to the emerging Local 
Plan policies as the plan preparation is not sufficiently advanced.

7.1.2 Other material considerations to be taken into account include the National Planning Policy 
Framework (NPPF) and associated Planning Policy Guidance.

7.1.3 The site comprises a mix of previously-developed and greenfield land, located within a 
sustainable location within Grantham. In general terms, the principle of development is 
considered to be acceptable based on the requirement of policy SP1 of the Core Strategy.

7.1.4 The proposed development is situated on a site allocated under Policy E1 (site ref E1.11 as 
shown on the Proposals Map 2010) within the Saved 1995 Plan for new industrial and business 
development. This policy is still relevant, and considered as being up-to-date. It is considered that 
the proposed development is appropriate in policy terms as the proposal would include significant 
elements of employment provision, along with other uses which would complement the existing 
uses. The proposals would be generally consistent with the requirements of the NPPF which 
seeks to see sites brought forward and delivered, with emphasis on supporting the economy as a 
key facet of sustainable development. Furthermore, it is considered that there is a general 
acceptability to the proposals which offer opportunities for a range of uses, given that it would 
complement the existing industrial site and is well located along main arterial routes into and out 
of the town. There is a locational requirement on the dispatch unit (to be close to Grantham 
Engineering for the functional link) and due to the nature of some of the proposed uses (such as 
the Builders Merchants), these are deemed to be better suited to this location so as to reduce the 
need for heavy goods traffic to pass through the town centre. The proposed scheme seeks to 
provide a range of uses, with 70% of the floorspace proposed being for employment related uses.



78

7.1.5 Policy E1 of the Core Strategy seeks to retain and support employment within Grantham, and this 
proposal would contribute to this objective in part through the support of the expansion of 
Grantham Engineering. The application also indicates that the proposal includes opportunities for 
the relocation of other existing Grantham businesses to the site, with improved facilities being 
provided.

7.1.6 The works to the dispatch building are expected to improve productivity but are not expected to 
create additional employment or create a significant change in the economic impact of Grantham 
Engineering. Additional employment will however be generated by the other proposed uses. In 
the absence of known users for the B1/A3/A5 units and given the range of possibilities covered 
by the proposed uses, the applicants have applied the Homes and Communities Agency (HCA) 
guidance on employment densities based on the footprint of the buildings, and then made a 
second calculation using the typical level of employment for a franchise providing a mixture of 
take-away and restaurant type facilities in the same operation.

7.1.7 Total employment supported within the development site is estimated to be 75 FTE. Adjusting 
this figure for Displacement (jobs relocating from elsewhere) and Deadweight (jobs that would be 
created anyway), and applying a standard multiplier for indirect/induced jobs, it is estimated that 
the development will create 37 FTE new jobs in the local economy. In addition to direct 
employment, the development will also generate construction jobs. The estimated construction 
cost is £5.15 million inclusive of carparks and roadways within the site and the development 
phasing assumed to be over three years which results in approximately 10 FTE construction jobs. 

7.1.8 All of the above are considered to be important positive factors in the consideration of the 
proposals.

7.1.9 The site is located within an area which has seen considerable change over more recent years 
with the introduction of a number of uses which would be classed as 'Main Town Centre' uses 
(such as ‘KFC’), along with re-development to provide opportunities for employment and job 
creation. Further, it is noted that to the west of the site (on the opposite side of the junction) 
consent has been granted for a public house on another vacant site opposite. It is therefore 
considered that in general terms the broad principle of development should be supported, subject 
to the consideration of detailed matters as set out below in this report.

7.2 Retail Considerations

7.2.1 Policy E2 (Retail Development) of the Core Strategy seeks to support the existing town centres 
through the focus of new retail development towards the town centres, the boundaries of which 
are defined on the proposals map. The policy identifies that where proposals cannot be located in 
the town centre, a sequential approach should be applied, taking into consideration the 
requirements of the latest Retail Needs Study. The policy does not however identify a threshold 
above which the sequential test should be applied. 

7.2.2 The requirements of policy E2 are considered to broadly reflect the updated position in respect of 
retail development as set out in the NPPF. This requires a Sequential approach to be adopted for 
all 'Main Town Centre' uses which would be located outside of the town centre, with a 
requirement to look at town centre, edge of centre, and then out of town sites. The NPPF is clear 
that a flexible approach should also be applied, taking into consideration factors such as 
business requirements. Finally, the NPPF identifies that for proposals of 2500sqm or more a 
Retail Impact Assessment is likely to be required where there are no locally set thresholds in an 
up-to-date local plan. The Councils position is that 1000sqm is an appropriate locally set 
threshold.

7.2.3 The National Planning Practice Guide (PPG) advises that it is for the applicant to demonstrate 
compliance with the sequential test and that the test should be proportionate and appropriate for 
the given proposal.  The PPG states that the following considerations should be taken into 
account in determining whether a proposal complies with the sequential test:
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1. with due regard to the requirement to demonstrate flexibility, has the suitability of 
more central sites to accommodate the proposal been considered? Where the 
proposal would be located in an edge of centre or out of centre location, 
preference should be given to accessible sites that are well connected to the town 
centre. Any associated reasoning should be set out clearly.

2. is there scope for flexibility in the format and/or scale of the proposal? It is not 
necessary to demonstrate that a potential town centre or edge of centre site can 
accommodate precisely the scale and form of development being proposed, but 
rather to consider what contribution more central sites are able to make 
individually to accommodate the proposal.

3. if there are no suitable sequentially preferable locations, the sequential test is 
passed.

7.2.4 The PPG also recognises that certain main town centre uses have particular market and 
locational requirements which mean that they may only be accommodated in specific locations.  
The PPG advises that robust justification must be provided where this is the case.

7.2.5 The proposals include for a total floorspace of circa 3000sqm, although only 930sqm of this 
would fall into a retail classification. Therefore it is considered that a Retail Impact Assessment is 
not required as this is below both the local and national thresholds.

7.2.6 When the application was originally submitted, it contained limited information in respect of the 
above, and as a result objections were received on this basis. As part of the determination, 
additional information has been provided in relation to the sequential test.

7.2.7 The applicants Sequential test can be summarised as follows. There are no sites of suitable size 
that are available for a development as proposed that are sequentially preferable to the 
application site. Many of the sites presented are existing vacant shops. Given the characteristics 
of Grantham and its urban grain, it is not surprising therefore that the sites that come forward in a 
search are primarily existing shop, restaurant or café units within the town centre which are 
mostly either attached or semi-detached and well below the sizes and form needed to operate in 
the operator format proposed. This proposal is to trade as complementary services to people 
from the established residential areas, significant local employers and enhancing the limited local 
services at Hornsby Road/Trent Road (which has no scope for meaningful expansion), and thus 
the applicants do not believe there is a sequentially preferable opportunity. 

7.2.8 Notwithstanding the current lack of available units, even if there were to be a site of sufficient 
size/configuration and with sufficient associated parking, it would in any case not represent a 
suitable alternative to the application site, because it would cater for an essentially different 
"localised catchment" served by that particular district centre. The strength of this particular 
element of the proposal is to serve passing motorists along the arterial A607 Harlaxton Road 
alongside offering enhanced choice to local residents and employees in the immediately adjacent 
areas. It has no significant risk of drawing trade from the centre of Grantham. 

7.2.9 Further, as a relatively small part of the site's allocation is as employment land, these uses will 
provide a supportive and functional link with the other employment generating uses proposed 
and, in themselves, offer new job opportunities in their construction and operation. The proposals 
will cater for a different customer base than shoppers, town centre employees and visitors to the 
centre of Grantham and as such there is no potential for cross-over trade or for the proposals to 
have any adverse impact on the vitality and viability on the town centre. 

7.2.10 Having reviewed the sequential test that has been provided, it is considered that it has been 
prepared based upon an appropriate methodology, and has applied a reasonable and 
proportionate approach. It is considered that the applicant has adopted an appropriate search 
area for the development and has demonstrated flexibility in the scale and format of the 
proposals.  Taking this and the conclusions of the study into account it is considered that the 
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sequential test set out in paragraphs 86 and 87 of the NPPF and required by Policy E2 of the 
South Kesteven Core Strategy has been passed.   

7.2.11 Notwithstanding the above, it should be noted that the site is located within an area where there 
are already a series of main town centre uses (eg KFC) and where other developments are also 
planned to take place. Collectively these uses function as a form of local centre, located outside 
of the main town centre, but which serves the community which is located around it along with 
providing facilities for other residents and users. This area functions appropriately without diluting 
or prejudicing the offer which is available within the town centre. The provision of retail, and main 
town centre uses has been previously accepted in this location, and thus establishes a clear 
acceptability for such proposals in principle, provided that they would not have any overriding 
impacts. To this end, it is considered that the introduction of the proposed uses would 
complement the existing offer in this area. It would therefore represent a sustainable form of 
development. 

7.2.12 The above assertions are supported by InvestSK who identify that the site is in a prominent 
gateway position which already supports a wide range of commercial providers. The majority of 
the proposed uses identified within the application bring a complimentary offering to the existing 
business infrastructure. The builders merchant / trade counter is in keeping with those already on 
Harlaxton Road and the associated drive thru A3 units will further support the requirements of 
employees and customers of the local business base. It is not felt that the proposed A3 offering 
will in any way conflict with the A3 offering either existing or proposed within the town centre and 
it is very much a case of the operators choosing 'this site or not at all' rather than 'this site or the 
town centre'. The area is clearly a developing commercial quarter on the outskirts of the town 
centre that will ultimately generate good levels of employment for local people and bring 
additional visitors / spend into the local area, and the development of this site may encourage 
other nearby sites to come forward. In summary, InvestSK consider, the effect of bringing this site 
forward will contribute hugely to developing a thriving employment and spend generating 
gateway for the town of Grantham.

7.2.13 Given the aforementioned, the proposals would be compliant with Policy E2 and the retail 
principles advocated by the NPPF. 

7.3 Highway considerations

7.3.1 The application is accompanied by a Transport Assessment which considers the components 
within the development, uses current traffic data in the analyses and acknowledges the forecast 
future influence of locally committed developments and background traffic growth to an 
assessment year of 2023. Background traffic growth has been applied to the current traffic that 
uses the existing 'Screwfix' and 'KFC' accesses and future year 2023 traffic forecasts also have 
been increased to include the addition of an approved development at the KFC site with an 
assumed additional 900m2 of fast-food provision, generating an additional 23 trips in the morning 
peak period and 135 trips in total in the evening peak period. Pedestrian movements have also 
been considered and modelled.

7.3.2 The TA identifies:

1. Traffic past the site on Harlaxton Road comprises around 60% of traffic travelling 
towards Grantham in the morning and with an even directional split in the evening.

2. Traffic Growth and Committed Traffic adds around 219 trips to the adjacent traffic 
signal junction in the morning and 197 trips in the evening and the proposed 
development increases this traffic by a further 45 trips in the morning and 58 trips 
in the evening, giving material increases of 2% and 3% respectively.

3. Road accident and casualty statistics show 14 'slight' personal injury accidents 
within 200m of the site, over the most recent five year period.

4. The Harlaxton Road site access proposals evolved to take account of a banned 
outward right turn at the Harlaxton Road site access, to avoid conflicts with 
queuing traffic at the signals in part of the peak periods and also incorporate 'ghost 
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island' right turn facilities for the site and the opposite 'Screwfix' site with the 
adjacent bus stop re-located north along Harlaxton Road towards the Grantham 
Engineering access.

5. As part of the proposals, Grantham Engineering's current site car parking will be 
displaced and distributed around their existing site. The dispatch building will 
continue to be served from the Grantham engineering site access.

6. The site would be served by a priority access at Trent Road with a 4.5m by 45m 
visibility envelope serving the Builders Merchants directly and also offering a route 
from the site for southbound traffic.

7.3.3 The scheme has been developed in conjunction with LCC Highways who have not objected to 
the proposals. The Highway Officer has identified that the introduction of the 2 access points 
corresponds with other existing and proposed access points on Harlaxton Road and Trent Road 
in the vicinity of the junction and is not unusual. The traffic generated by the proposed 
development would not be "severe" and the impact on the immediate highway network would be 
insufficient to substantiate a refusal. The combined impact of the developments has been 
considered on the network and there would be no cumulative impacts which are unacceptable. 
Conditions are recommended. 

7.3.4 It is also noted that the proposed conditions are structured in such a way so as to allow uses to 
come on-stream without the need to deliver all of the required highway works up front. This is 
considered to be appropriate given the planned phasing of the development and will aid in 
providing a deliverable and economically viable solution.

7.3.5 In light of the above, it is considered that the proposals would be acceptable in relation to 
highway safety matters, particularly when considering traffic generation and access standards 
(visibility, width etc).

7.3.6 Parking for 133 vehicles would be provided within the development, along with the rationalisation 
of the parking within the Grantham Engineering site in order to accommodate the new dispatch 
facility. The rationalisation is considered to be to the benefit of Grantham Engineering, providing 
a more efficient and appropriate environment for the business. Given the general sustainability of 
the location, the accessibility of the site, and the absence of any formal parking standards, it is 
considered that this level of parking is commensurate to the amount and type of development 
proposed.

7.3.7 Notwithstanding that many of the uses proposed are reliant on visitors arriving in vehicles, there 
will be an element of use of the site (and the component uses) by those not in vehicles. To that 
end it must be remembered that this is a highly sustainable location, accessible by a variety of 
means, including public transport. Thus, it is considered that this location is generally suitable for 
the uses proposed and would not contravene the objectives of sustainable development.

7.3.8 Given the above, subject to the conditions as recommended, the proposals are considered to be 
acceptable in relation to matters regarding highway considerations and parking and the proposals 
would therefore comply with policy EN1 and the relevant principles within the NPPF.

7.4 Impact on the Character of the Area

7.4.1 The general character of the area is mixed, with a variety based upon the use of the building. 
Visually the area is dominated by the presence of the signalised junction which is a key street 
feature. The site itself is currently dominated by its boundary treatment which includes 
hedgerows, trees and palisade fencing. The presence of wide pavements and verges creates 
relief to the highway, but does not dilute the prominence of the site on a principal route into/out-of 
the town, and it is noted that there are a number of significant trees located within the verges 
which contribute to the character of the area.

7.4.2 The development has been designed to provide an active and contemporary frontage to 
Harlaxton Road, adding townscape interest along this major approach into the town and a high 
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quality streetscape not dominated by car parking. The layout within the site has been designed to 
be clear, easily understood, and easy to navigate by both drivers and pedestrians. The use of the 
accesses described above, offers advantages in terms of traffic movement and turning 
movement controls. It also provides four well-defined and legible areas within the application site 
that, whilst benefiting from some dual custom, will cater for quite distinct customer groups: 

 Petrol Filling Station: providing fuel services for local people and those travelling past the 
site between the town centre and the A1; and local convenience provisions to travellers 
and local people at a scale that does not compete with town or district centres. 

 Builder's Merchant: offering improved services for the local construction industry and 
trades. 

 Office and food and drink cluster along Harlaxton Road: providing local employment and 
enhanced local services for local people in the locality, as well as nearby businesses. 

 The new dispatch building within the Grantham Engineering site: further enhancing and 
sustaining this key local employer. 

7.4.3 The proposed buildings and the associated layout of the site are reflective of the specific needs 
of the businesses which the applicant wishes to attract to the site. The drive-through, food and 
office units would be of modern, specialist designs, required to deliver the necessary floorspace 
and general visibility within the street scene. The petrol filling station is based upon a standard 
model, and the Builders Merchants is essentially a large warehouse area. That said, all of the 
units have been carefully considered in terms of scale and design to ensure that they are 
appropriate for the context of the area and would collectively present a cohesive and high-quality 
development, which would make it attractive to users and which would be appropriate for this 
prominent site.

7.4.4 The dispatch unit for Grantham Engineering has similarly been designed to reflect its intended 
function, whilst providing a transition between the industrial character of the existing buildings on 
site and those proposed within the wider re-development.

7.4.5 The proposals would create appropriate street presence, without any element being overly 
dominant within the street scene and thus the development would integrate into the existing 
character of the area. All of the buildings will be constructed to meet or exceed existing standards 
and reach at least Good BREEAM standards. It is also reasonable to assume that they will 
incorporate now established practices such as waste water recovery, led lighting, waterless 
urinals, etc. and there is likely to be electric charging point provision to minimise environmental 
impact. 

7.4.6 It is considered that with the conditions as recommended relating to materials, the proposals 
would be acceptable. In addition, any advertising required would be subject to separate 
consideration through an advertisement consent application.

7.4.7 The scheme includes opportunities for soft-landscaping, and also seeks to retain many of the 
individual trees which form the boundary of the site. There would be some reductions in 
hedgerows, to allow visibility of the proposed uses (such as the petrol filling station) and 
appropriate visibility at access points, but would also allow retention of some elements to provide 
softening of the development. It is considered that with the conditions as recommended the 
proposals would be appropriate.

7.4.8 The scheme would result in the loss of some of the existing street trees, most notably 4 lime 
trees on Harlaxton Road. These trees are not protected, and lie outside of the application site. 
These are required to be removed in order to facilitate appropriate visibility from the proposed 
access to the site (to meet LCC standards). The Councils Tree Officer has reviewed these losses 
(and requested additional information which was provided) and has concluded that subject to the 
details presented within the submitted information being delivered, appropriate landscape 
mitigation within the site can be achieved. A total of 22 specimen trees (London Plane and Lime) 
are proposed along with a variety of shrubs, and a detailed implementation specification has 
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been presented as part of the application. Therefore, whilst these tree losses are unfortunate, 
they can be appropriately mitigated within the development. 

7.4.9 Having considered all of the above, it is concluded that the proposals would accord with the 
requirements of policy EN1, and the principles of high quality design as advocated by the NPPF.

7.5 Technical and other considerations

7.5.1 There are a number of other considerations relevant to the proposals:

7.5.2 Contaminated land - Following receipt of the application, additional information and investigation 
has been presented which specifically considers issues relating to potential contamination and 
pollution prevention, particularly in relation to the Mow Beck. As a result of these investigations, 
no below ground storage of fuels for the petrol filling station are now proposed and the drainage 
strategy has been revised.  

7.5.3 It is now proposed to store fuel within an 80,000 litre bunded storage tank which would be 
designed by a specialist to meet the business requirement, along with meeting all relevant 
legislation including that specified by the EA and HSE. It is noted that the details provided 
indicate that the tank proposed would have a 4hour fire rating. The position of this tank has been 
appropriately considered in relation to its prominence, and would be appropriately screened by 
existing and proposed landscaping, the final finish of the tank would also be controlled by 
conditions.

7.5.4 The Environment Agency objection to the proposal in relation to contamination has been 
addressed and no other statutory consultee has objected on the grounds of contamination. 
Subject to appropriate conditions therefore, the scheme is considered to be acceptable in relation 
to contaminated land matters, and thus the objectives of the NPPF would be met.

7.5.5 Drainage - The applicants have revised the submitted drainage strategy for the site following 
discussions with the Environment Agency and as a consequence of further investigations. In this 
instance the ground is considered to be unsuitable for infiltration or soakaways, permeable 
surfacing and tanked attenuation, this is due to the former uses at the site and issues relating to 
contaminated land. 

7.5.6 The proposed surface water drainage solution would see a piped system discharge to the Mow 
Beck and will be attenuated to limit maximum discharge to 7.8 l/s for the critical 1 in 100 year 
design storm with 30% climate change allowance. Flow control will be installed within the 
drainage network on site to achieve this limits, with restrictions at the Builders Merchants and 
within the main carrier drains. The discharge point to the Mow Beck will be via a new headwall 
structure - designed to meet EA requirements. Pollution prevention measures will also be 
installed within the development with perimeter drains, filtration and oil separators, which would 
all meet best practice requirements.

7.5.7 Given that these matters have been discussed with the EA, and they have raised no objections to 
these approaches, it is considered that this approach to drainage is acceptable and subject to the 
imposition of recommended conditions, the proposals would comply with policies EN1 and EN2. 

7.5.8 Hours of operation - Hours of operation are not identified within the submission, however given 
the variety of uses in the area (either existing or planned) and the degree of separation between 
the development and sensitive residential receptors it is considered that conditions relating to 
restrictions on hours are not reasonable in this instance. The hours of operation of the existing 
businesses in the area do include evening and weekend operation. No comments have been 
received from Environmental Protection regarding hours of operation, and thus, it is considered 
that this aspect can be appropriately left to the commercial end user in conjunction with other 
legislative requirements such as the Licensing regime.
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7.5.9 Refuse - The concerns of the SKDC Street-Scene section are noted, however new development 
proposals cannot be expected to mitigate the impact of existing development. The details 
provided do indicate the likely location of bin stores to service the proposals, however, in order to 
ensure that an appropriate solution for the collection and management of waste and refuse 
during operation of the component uses and the site as a whole, an overall strategy for refuse 
management is required and thus a condition is recommended. It is considered that subject to 
the conditions proposed, the impacts of the proposal in terms of likely litter can be appropriately 
managed and thus this would not provide a basis for refusal.

7.5.10 Lighting - The uses proposed are likely to require an appropriate level of lighting in order to 
make the development safe and functional. Such lighting is likely to meet modern lighting 
standards (including led and timer-controlled). Given the urban context of the area, with a number 
of lighting sources, and the lack of any sensitive receptors, it is considered that in this instance 
lighting can be appropriately dealt with by the applicants at the detailed design stage, in 
accordance with best practices and governed by the Environmental Protection Act.

7.5.11 Amenity - Given the location of the site and the relationship with surrounding uses, it is 
considered that the proposals are unlikely to give rise to any detrimental amenity implications. 
Matters relating to noise and odour would be controlled through requirements of the 
Environmental Protection Act, and matters relating to the extraction systems proposed for the 
food units would also be subject to consideration through other control regimes. In this instance 
therefore it is considered appropriate that these matters are dealt with outside of the planning 
process.

7.5.12 Phasing - The proposal has been designed in such a way to allow it to be brought forward in a 
series of separate development parcels. These phases generally reflect the provision of the 
access arrangements. The delivery of the Builders Merchants is likely to be the first stage in 
order to meet commercial requirements and timescales. Similarly, the dispatch facility is a current 
requirement of Grantham Engineering and is also likely to be brought forward early. The 
remaining elements are likely to follow afterwards, subject to securing appropriate end users and 
commitments regarding investment. To this end, the conditions as recommended have been 
appropriately worded to allow phased delivery on site. 

8.0 Crime and Disorder

9.1 It is considered that the proposal would not result in any significant crime and disorder 
implications.

9.0 Human Rights Implications

9.1 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.

9.2 It is considered that no relevant Article of that act will be breached.

10.0 Conclusion

10.1 Having considered all the requirements of the Development Plan, the proposed scheme is 
considered to be in accordance with the plan when the policies of the plan are taken as a whole. 
Furthermore, having given due regard to all relevant material considerations the proposals are 
considered to be acceptable, and subject to the conditions as recommended, the proposal is 
therefore recommended for conditional permission.
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RECOMMENDATION: that the development is Approved subject to the following conditions

Time Limit for Commencement

1 The development hereby permitted shall be commenced before the expiration of three years from 
the date of this permission.

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).

Approved Plans

2 The development hereby permitted shall be carried out in accordance with the following list of 
approved plans and reports:

Plans and drawings: 
1 JH1277 - 101N - Proposed Site layout 
2 JH1277 - 102E - Proposed Landscaping plan 
3 JH1277 - 103F - Site Roofplan 
4 JH1277 - 105 - Proposed site sections 
5 JH1277 - 200A - Drive through coffee shop proposal 
6 JH1277 - 201A - Drive through coffee shop proposal 
7 JH1277 - 300D - Building merchant proposal 
8 JH1277 - 301D - Building merchant proposal 
9 JH1277 - 400 - Food Unit 1 proposal 
10 JH1277 - 401 - Food Unit 1 proposal 
11 JH1277 - 402A - Office Unit 2 proposal 
12 JH1277 - 403A - Office Unit 2 proposal 
13 JH1277 - 404 - Food Unit 3 proposal 
14 JH1277 - 405 - Food Unit 3 proposal 
15 JH1277 - 500 - Petrol filling station & shop proposal 
16 JH1277 - 501 - Petrol filling station & shop proposal 
17 JH1277 - 502 - Petrol filling station & shop proposal 
18 JH1277 - 503 - Substation proposal 
19 JH1277 - 504A - Petrol filling station layout plan 
20 JH1277 - 505 - Elevations of fuel tank 
21 JH1277 - 600 - Dispatch building 
22 JH1277 - LP5 - Location plan 
 

Reports: 
Integrated Planning Statement, Ref. 2274, Final - February 2018 - Globe Consultants    Limited 
Transport Assessment, Ref. TCL/875 - November 2017 - Turvey Consultancy Limited 
Desk Based Report, Final Issue - 24 October 2017 - Intersoil Limited 
Sequential Test Report, Ref. 2274, v1 - May 2018 - Globe Consultants Limited 
Tree Protection and Landscape Mitigation, Ref. 1298/0417/03 v2 - 6 July 2018 - C.B.E.Consulting 
BS5837:2012 Tree Survey, Ref. P1298/0417/02 v4 - 31 May 2018 - C.B.E. Consulting 
Surface Water Drainage Solution, Ref. 4844-SW-01 - 3 October 2081 - Siddle Grimley Hage 
Limited 
Flood Risk Assessment, Ref. TDi 309 Rev B - 9 January 2018 - TD Infrastructure Limited 
Preliminary Risk Assessment (PRA) and Contaminated Land Report, Ref 17-1582.02 - Jul 2018 – 
Delta Simons 

Unless otherwise required by or varied by another condition of this permission.
     

Reason: To define the permission and for the avoidance of doubt.
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During Building Works

3 With the exception of the Builders Merchants building which must be finished in accordance with the 
details and materials shown on the approved plans (JH1277 - 300C & JH1277 - 301C), no above 
ground construction of any building/structure/tank, shall take place until the materials proposed to be 
used for the external surfaces of the building/structure/tank to be erected/installed, along with any 
hard-surfacing within the plot of that building/structure/tank, have been submitted to and approved in 
writing by the Local Planning Authority. Thereafter the building must only be constructed in 
accordance with those details unless otherwise agreed 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).

4 In accordance with the details provided on drawing JH1277 - 505 (Elevations of fuel tank) there shall 
be no below ground storage of fuels or other liquids associated with the Petrol Filling Station at any 
time. 

Reason: In order to ensure that any fuels or liquids are appropriately stored and will not result in 
detrimental impacts in relation to contaminated land.

5 No building or installation of foul drainage infrastructure associated with the buildings, shall be 
constructed/installed, until a foul water strategy has been submitted to and approved in writing by 
the Local Planning Authority. No building shall be occupied until all relevant foul water works serving 
that building have been installed/completed in full. 

Reason: To ensure satisfactory drainage infrastructure is provided, and to prevent environmental 
and amenity problems arising from flooding.

6 Prior to the first use of any of the Food units (class A3) and/or Office unit (class B1) fronting 
Harlaxton Road, the landscaping must be undertaken and all planting completed in accordance with 
the agreed details as set out in the Tree Protection and Landscape Mitigation report (Ref. 
1298/0417/03 v2 report) in particular the "Landscape Mitigation" section of the aforementioned 
report, and read in conjunction with the approved plans. 

Thereafter the planting must be maintained in accordance with the "Aftercare Management" 
measures specified in the aforementioned report.

Reason: In order to ensure that the landscape mitigation measures as identified are implemented in 
full, in order to provide appropriate mitigation and to soften the visual impact of the development.

7 Prior to the first use of the Petrol Filling Station, a detailed landscaping and boundary plan for the 
Petrol Filling Station site (in particular its frontages onto Harlaxton Road and Trent Road) must be 
submitted to the Local Planning Authority for agreement in writing. The details shall include details of 
the proposed boundary treatment(s) and positions, along with details of planting and any other 
screening. Thereafter the boundaries and landscaping of the Petrol Filling Station site must be 
undertaken and completed in accordance with the agreed details before the Petrol Filling Station is 
brought into use.

Reason: In order to ensure that the boundary of the Petrol Filling Station site are appropriate and 
implemented in full, in order to provide appropriate mitigation and to soften the visual impact of the 
development.

Before the Development is Occupied

8 Prior to the first use of either the petrol filling station, or any of the Food units (class A3) fronting 
Harlaxton Road, an overall refuse strategy for the site shall be submitted to the Local Planning 
Authority for agreement in writing. 
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The strategy shall include: 
Details of the location and size of refuse receptacles and collection facilities
Measures to be undertaken to provide for the collection of waste within the site as a whole 
Measures to be undertaken within the immediate vicinity (area to be defined in the strategy) to 
provide collection of waste which may be created as a result of the development and to prevent 
litter nuisance. 
Measures to be put in place to ensure that the operators of each of the independent units (such 
as the food units or petrol filling station) adhere to the requirements of the overall strategy. 
The agreed strategy (including any physical measures to be installed) must be implemented from 
the first use of either the petrol filling station, or any of the food units (whichever occurs first) and 
the site must thereafter be operated in accordance with the agreed measures. 

Reason: In order to ensure that waste and rubbish are appropriately managed and to prevent litter 
nuisance within the locality as a result of the development.

9 Prior to first use of the Petrol Filling Station, and/or Drive-Through Coffee shop - Mixed-use (class 
A1 and A3), and/or any of the Food units (class A3), and/or Office unit (class B1) alongside 
Harlaxton Road, the highway improvement works, access routes and parking arrangements must be 
fully completed in accordance with the details shown on drawing number JH1277-101N and shall be 
fully completed as may be confirmed in writing by the Local Planning Authority. and parking 
arrangements shall be fully constructed and shall fully completed as may be confirmed in writing by 
the Local Planning Authority. The access and parking arrangements must thereafter be retained and 
available at all times when any of the buildings identified by this condition are open or available for 
use.

Reason: In order to ensure appropriate access and provision of parking facilities, in the interests of 
safety of the users of the public highway and the safety of the users of the site.

10 Prior to the first use of the Builders Merchants, the access and parking arrangements to serve it 
from Trent Road must have been fully completed in accordance with the details shown on drawing 
number JH1277-101N and shall be fully completed as may be confirmed in writing by the Local 
Planning Authority. The access and parking arrangements for the Builders Merchants must 
thereafter be retained and available at all times when the building identified by this condition is open 
or available for use. 

Reason: In order to ensure appropriate, in the interests of safety of the users of the public highway 
and the safety of the users of the site.

Ongoing Conditions

11 Notwithstanding the provisions of Parts 3 and 4 in Schedule 2 of the Town & Country Planning 
(General Permitted Development Order) 2015 (as amended), the buildings as identified on the 
approved plans shall only be used for the following purposes unless express planning permission is 
granted by the Local Planning Authority for any other use:

Food units - class A3 (Restaurant/Café) with ancillary A5 use 
Drive-Through Coffee shop - Mixed-use (A1 and A3)
Builders Merchant - Sui Generis
Office unit - class B1 (Office)

            Dispatch Building - class B8
Petrol filling station - Sui Generis with ancillary A1 use

The references above (eg class A3) are in relation to the relevant use classes as defined within the 
Town and Country Planning (Use Classes Order) 1987 as amended.

Reason: In order to ensure that the buildings are used for the purposes identified within the 
application and to enable the Local Planning Authority to regulate any changes, in the interest of 
sustainable development.
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Standard Note(s) to Applicant:

1 In reaching the decision the Council has worked with the applicant in a positive and proactive 
manner by determining the application without undue delay. As such it is considered that the 
decision is in accordance with paras 38 of the National Planning Policy Framework.

2 All wild birds, nests, eggs and young are protected under the Wildlife & Countryside Act 1981 (as 
amended). The grant of planning permission does not override the above Act. All applicants and 
sub-contractors are reminded that persons undertaking site clearance, hedgerow removal, 
demolition works etc. between March and August may risk committing an offence under the above 
Act and may be liable to prosecution if birds are known or suspected to be nesting. The Council will 
pass complaints received about such work to the appropriate authorities for investigation. The Local 
Authority advises that such work should be scheduled for the period 1 September-28 February 
wherever possible. Otherwise, a qualified ecologist should make a careful check before work begins.

3 We refer you to position statement 'D1 General Principles of Pollutant Storage and Transmission' in 
our 'Environment Agency's Approach to Groundwater Protection (V1.2)' document - which outlines 
the general principles that you are required to adhere to. This document can be found here -  
Groundwater Protection. It states that:
You must design and maintain storage and transmission facilities, such as tanks, lagoons and 
pipework, in such a way that hazardous substances are prevented from being released to the 
environment and the input of non-hazardous pollutants to groundwater is limited so as to not cause 
pollution. The Environment Agency expects operators to adopt appropriate engineering standards, 
taking into account the nature and volume of materials stored and the sensitivity of the groundwater. 
For petrol filling stations, systems should meet the specifications within the accepted industry 
standards in design, construction and operation (Blue Book). 

On the understanding that the storage of hazardous substances at the site would be controlled by 
The Control of Pollution (Oil Storage)(England) Regulations 2001, we would likely have no further 
concern with regard to the risk posed to controlled waters from the above ground storage. Further 
guidance on oil storage regulations can be found here - Oil Storage Regulations

We advise that the revised development proposals are submitted to the LPA with full details for the 
proposed storage (e.g. secondary containment, leak detection systems etc) to demonstrate 
compliance with the oil storage regulations.  Please note, our comments are only in relation to 
environmental issues, others organisations may need to be consulted with respect to Health and 
Safety or amenity issues

Under the terms of the Water Resources Act 1991, the prior written consent of the Environment 
Agency is required for any discharge of sewage or trade effluent into controlled waters (e.g. 
watercourses and underground waters), and may be required for any discharge of surface water to 
such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant 
into or onto ground or into waters which are not controlled waters. Such consent may be withheld.

4 LCC Highways informative(s):
The highway improvement works referred to in the above condition are required to be carried out by 
means of a legal agreement between the County Council as Highway authority and the landowner.

5 Anglian Water informative(s):

Anglian Water has assets close to or crossing this site or there are assets subject to an adoption 
agreement. Therefore the site layout should take this into account and accommodate those assets 
within either prospectively adoptable highways or public open space. If this is not practicable then 
the sewers will need to be diverted at the developers cost under Section 185 of the Water Industry 
Act 1991. or, in the case of apparatus under an adoption agreement, liaise with the owners of the 
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apparatus. It should be noted that the diversion works should normally be completed before 
development can commence.
From the details submitted to support the planning application the proposed method of surface water 
management does not relate to Anglian Water operated assets. As such, we are unable to provide 
comments on the suitability of the surface water management. The Local Planning Authority should 
seek the advice of the Lead Local Flood Authority or the Internal Drainage Board. The Environment 
Agency should be consulted if the drainage system directly or indirectly involves the discharge of 
water into a watercourse.

Should the proposed method of surface water management change to include interaction with 
Anglian Water operated assets, we would wish to be re-consulted to ensure that an effective surface 
water drainage strategy is prepared and implemented.

An application to discharge trade effluent must be made to Anglian Water and must have been 
obtained before any discharge of trade effluent can be made to the public sewer. Anglian Water 
recommends that petrol / oil interceptors be fitted in all car parking/washing/repair facilities. Failure 
to enforce the effective use of such facilities could result in pollution of the local watercourse and 
may constitute an offence.

Anglian Water also recommends the installation of a properly maintained fat traps on all catering 
establishments. Failure to do so may result in this and other properties suffering blocked drains, 
sewage flooding and consequential environmental and amenity impact and may also constitute an 
offence under section 111 of the Water Industry Act 1991

Desktop analysis has suggested that the proposed development will lead to an unacceptable risk of 
flooding downstream. We therefore highly recommend that you engage with Anglian Water at your 
earliest convenience to develop in consultation with us a feasible drainage strategy.

If you have not done so already, we recommend that you submit a Pre-planning enquiry with our 
Pre-Development team. This can be completed online at our website 
http://www.anglianwater.co.uk/developers/pre-development.aspx Once submitted, we will work with 
you in developing a feasible mitigation solution.
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PLANS:
Site Layout Plan
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Visualisations
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