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EXECUTIVE SUMMARY

This is a complex major application that proposes the creation of a Designer Outlet Centre, 
with an amount of associated retail and leisure focused development including additional 
car parking, on brownfield land at the existing Downtown retail site which is located off the 
Old Great North Road at Great Gonerby. The application is in outline and because of its 
scale and complexity it is also accompanied by an associated EIA. 

The applicants propose that the Designer Outlet Centre (DOC) would be a Tier 1 premium 
operation that would seek to attract upscale brands to the location and they are suggesting 
conditions and obligations which are intended to ensure that the DOC is of the intended 
quality. Because of the specialized nature of the material planning considerations the 
Council, acting in respect of its role as the Local Planning Authority, has retained expert 
retail and legal advisors to support its consideration and determination of this application.

Planning permission was granted in April 2018 for a Tier 1 Designer Outlet Village by Rioja 
Developments on land to the south of Grantham and that permission is a material 
consideration in the determination of this current proposal.

A considerable number of representations, both in support of and objecting to the 
proposals, have been received including a number of objections from nearby local 
authorities and retail operators. Neither Highways England or Lincolnshire Highways have 
objected.

The key planning considerations are: 

 Potential retail impact on vitality and viability of nearby town and city centres
 Cumulative retail impact with the Rioja DOC
 Loss of employment land
 Socio-economic considerations
 Landscape and visual impact
 Transport and access
 Ecology, drainage and other considerations
 Mitigation measures via planning condition or s106 obligation

Taking into account all of the conclusions arrived at regarding the material planning 
considerations, the planning balance concludes that whilst the development would not be 
in accordance with the development plan taken as a whole and there are some identified 
issues regarding the anticipated impact of the proposal; the proposal would deliver 
significant benefits to the wider area, to Grantham and its economy. Therefore on that basis 
it is considered that the application can be supported.

The application is recommended for approval subject to the Secretary of State, upon 
referral, not calling in the application for determination and subject to the completion of a 
related S106 Planning Obligation Agreement.



1.0 Description of proposal

1.1 The application is a major outline planning application accompanied by an Environmental 
Statement for the development of a Designer Outlet Shopping Centre (DOC), large goods 
retail unit, replacement garden centre, tourist information centre, training academy, leisure 
unit, offices, multi storey car park and associated development on the existing Downtown 
site at Occupation Lane, Gonerby Moor, Grantham.

1.2 The proposed development includes the following elements:

1.2.1 Retention and Demolition
 The existing Downtown Grantham / Boundary Mill retail store and café, totalling 

18,580sqm will remain and its floorspace is excluded from the application site.  
Improvements to the south, south-eastern and south-western elevations are however 
proposed as part of the application.  The application redline site boundary is set back 
into the fabric of the building allowing for the proposed upgrades to be included within 
this application.

 The existing distribution warehouse and garden centre will be demolished.  (The garden 
centre will be replaced with a small unit as detailed below)

1.2.2 Designer Outlet Centre (discounted goods)
 The erection of a Designer Outlet Centre comprising of up to 20,479 square metres of 

gross external area (GEA) / 17,704 square metres gross internal area (GIA) of 
floorspace across 107 units comprising:

o 15,305sqm (GIA) of retail (Class A1) floorspace
o 1,252sqm (GIA) of Café/restaurant (Class A3) floorspace
o 1,147sqm (GIA) of storage

1.2.3 Large Goods Retail (full price goods)
 A new Large goods ‘Downtown@Home’ flagship store comprising:

o 5,574sqm (GEA) over two storeys

1.2.4 Garden Centre (full price goods)
 The existing garden centre will be demolished and replaced with a new, smaller, garden 

centre consisting of:
o 5,521sqm floorspace over two storeys
o 1,393sqm outdoor display area

1.2.5 Tourist Information and Visitor Centre
 A Tourist Information and Visitor Centre will provide information to visitors to the site and 

encourage them to visit Grantham and surrounding attractions:
o 62sqm floorspace

1.2.6 Training Academy
 A training academy facility will be provided to help deliver learning and development 

programmes in association with local educational establishments and businesses.  The 
developer is working with Grantham College to assist in the delivery of skills training at 
the proposed venue.  The unit will comprise:

o 439sqm floorspace

1.2.7 Leisure
 An indoor leisure unit (Class D2) to complement the retail offer on-site providing visitors 

the opportunity to combine shopping and leisure in a single destination.
o 2,096sqm floorspace

1.2.8 High Tech Hub / Incubator Start-up Offices
 A range of small office units (Class B1) are proposed above the large goods retail unit.  

These would be start-up offices for new and small businesses.
o 2,455sqm floorspace



1.2.9 Offices
 Additional offices will also be provided above the garden centre unit.

o 2,796sqm floorspace

1.2.10 Access
 The proposed development will use the existing vehicular access points to the site.  

However the access strategy for the proposed development includes:
o The realignment of the existing eastern access off Occupation Lane, so that 

priority is given to vehicles entering/exiting the site with the southern Occupation 
Lane arm giving-way.

o Access will also be available from the northern entrance, which takes the form of 
a roundabout junction.  This provides access to the site from the A1 southbound 
on-slip and Allington Lane East.

o The main access point for deliveries to the proposed garden centre and retail 
units will be via the existing service road off Palmer Road located to the south of 
the site.

o The service yards for the retail units towards the north of the site will be accessed 
via the roundabout to the north of the site.

1.2.11 Parking
 The proposed masterplan indicates a total of 1,979 parking spaces on site comprising:

o 959 surface car parking spaces
o 1,020 multi –storey car parking spaces (provided across four levels).
o 11 coach parking spaces
o Cycle spaces
o New bus stop to facilitate an enhanced bus service 
o Electric vehicle charging spaces will also be provided

1.3 All matters are reserved for subsequent approval apart from access, however, parameter 
plans have been submitted showing the indicative scale and heights for the proposed 
buildings.  Building heights will vary across the site up to a maximum of 20 metres.

1.4 On a day to day basis the proposed Designer Outlet Centre would trade as per the following:

1.5 It is also proposed that the A1 units would be able to trade until 10pm on up to 12 occasions 
in a calendar year.  This would normally be in association with seasonal activities (such as 
Christmas and Halloween etc.) 

1.6 The applicants have indicated that the proposed Designer Outlet Centre (DOC) would be 
provided by a partnership between Oldrids and Freeport Retail.  The term DOC refers to a 
managed, purpose-built shopping centre development where a range of quality brands 
operate selling products and merchandise at discounts to regular prices.  Often this may 
incorporate excess stock, discontinued lines, end-of-season products and imperfect / factory 
seconds.  The applicants have indicated that they are seeking to develop a premium Tier 1 
DOC which would seek to attract upscale brands to the site.  The development could 
therefore potentially attract visitors from beyond Grantham and its immediate hinterland.

1.7 The DOC would sit alongside the existing Downtown Store, replacement garden centre and 
the proposed large goods retail unit which will sell goods at full prices.  Whilst the existing 
Downtown store includes the sale of discounted goods within the Boundary Mills section of 
the store the only restriction on the use of the building for retail purposes is that it can only 
be used for the sale of non-food products 

Monday 9:30am – 7pm
Tuesday 9:30am – 7pm
Wednesday 9:30am – 7pm
Thursday 9:30am – 9pm
Friday 9:30am – 7pm
Saturday 9:00am – 6pm
Sunday 10:00am – 4pm



1.8 Some of the plans and supporting information submitted with the application refer to an 
aspirational ‘Northern Gateway’ to Grantham which include a potential Downtown Grantham 
Railway Station and a Park & Ride area.  However it is important to note that these 
aspirations do not form part of the development being considered under this application and 
should not be afforded any weight in the determination of the application.

2.0 Description of site

2.1 The site is located on a brownfield site within an existing well-established retail and 
employment area at Gonerby Moor approximately 3 miles north-west of Grantham and 1.3 
mile north of Great Gonerby.  The site which was considered as part of the Environmental 
Statement measures 10.26 hectares.  This differs slightly from the planning application site 
which specifically excludes the Downton Grantham Superstore and measures 9.24 
hectares.  The application site comprises the area of land around the existing Downtown 
Grantham retail superstore as well as the adjacent garden centre and distribution 
warehouse, associated hardstanding and parking areas.

2.2 The site is currently designated as part of a wider employment allocation, Policy SAP5 / ExE 
LSC1, which comprises a triangle of land south/west of the Great North Road (B1174), west 
of the railway line and east of the A1.  The site covered by the allocation is occupied by 
various companies including a Travelodge and petrol filling station, the Downtown / 
Boundary Mill Superstore and garden centre, some warehousing as well as some vacant 
land, which is yet to be developed.  There are also three residential properties within close 
proximity of the site.

2.3 Planning permission was granted in September 2017 for the erection of two units for the 
manufacturing of pre-cast concrete and pre-fabricated products and associated offices 
(Ref:S17/0158) on the allocated employment land located to the east of the application site 
adjacent to the B1174 Great North Road.  The permission has not yet been implemented.

2.4 To the south east lies a small component plastic manufacturer, a door supplier and 
manufacturer, and a furniture store.  To the south lies Brakes PLC, with Northgate Vehicle 
Hire and Treasure Transport beyond.  To the east of the site on Occupation Road is 
Tegometall and Lincolnshire County Council’s waste Transfer site, beyond which there is a 
railway line, approximately 200 metres from the sites boundary.

2.5 There are multiple points of access to the site including:
a) Occupation Lane, via the B1174 Great North Road/Newark Hill;
b) Access slip road from the A1 South slip road via Gonerby Moor roundabout;
c) Separate access is provided to the site via the B1174 with links to the Moto Service 

Station and Travelodge hotel; and
d) Service access for the garden centre is taken from Palmer Road.

2.6 There are a number of public footpaths and a bridleway in close proximity to the site.  Great 
Gonerby Public Footpath No.2 runs parallel to the site’s southern boundary adjacent to 
Palmer Road.  There is also a Public Bridleway which runs along the western side of the A1.



3.0 Relevant History

Reference Proposal Decision Date

S17/1626 EIA Scoping Opinion for a Designer 
Outlet Centre

Opinion 
Issued 

28/09/2017

S16/1909 Siting of Ice Rink and chillers Approved 
Conditionally 

07/10/2016

S15/1498 Use of land for car washing and erection 
of canopy and portable building

Approved 
Conditionally 

04/09/2015

S15/0064 Demolition of brick building with display 
conservatories attached

Details Not 
Required 

05/02/2015

S13/1722 Erection of 4 internally illuminated fascia 
signs

Approved 
Conditionally 

05/09/2013

S13/1043 Non material amendments to S13/0196 
(Amendments to steel and wall cladding 
details and removal of old plant screen on 
the roof)

Approved 17/05/2013

S13/0241 New signs to proposed new cladding on 
walls stating name of stores and erection 
of flag

Approved 
Conditionally 

18/03/2013

S13/0196 Re-building of entrances and re-cladding 
roof and walls including cladding parapet 
wall

Approved 
Conditionally 

14/03/2013

S11/0678 External alterations to allow sub-division 
into two units

Approved 
Conditionally 

02/06/2011

S09/1871 Formation of farmshop/coffee tea room 
and erection of orangery and formation of 
doorway

Approved 
Conditionally 

01/06/2010

S09/1870 Variation of Condition 2 of Planning 
Permission S99/0560 to allow storage 
and sales of caravans, motor homes and 
associated products

Approved 
Conditionally 

05/01/2010

S07/1187 Variation of condition 2 (sale of garden 
related products only) on p/p S99/0560

Refused 15/10/2007

S02/1682 Conservatory display area Approved 
Conditionally 

12/02/2003

S01/0866 Change of use of part of 1st floor coffee 
shop to travel consultancy bureau

Approved 
Conditionally 

20/08/2001

S01/0542 Extension of open display area to garden 
centre

Approved 18/06/2001

S01/0212 Extension to garden centre building Approved 
Conditionally 

02/04/2001



S01/0026 Extension to existing garden centre Approved 
Conditionally 

13/02/2001

S00/0833 Fascia sign advertisements Approved 26/09/2000

S00/0832 Customer entrance/exit building Approved 
Conditionally 

26/09/2000

S00/0101 Creation of car park and access Approved 
Conditionally 

21/09/2000

S00/0488 Alterations to form exit to garden centre 
building

Approved 
Conditionally 

12/06/2000

S99/0560 Erection of garden centre Approved 
Conditionally 

28/07/1999

SK.98/0190 Garden Centre Approved 
Conditionally 

26/10/1998

SK.97/1193 Erection of warehouse Approved 
Conditionally 

27/01/1998

SK.97/1192 Alterations to south elevation of retail 
premises

Approved 
Conditionally 

27/01/1998

SK.97/0708 Industrial development (warehousing) Approved 
Conditionally 

16/09/1997

SK.97/0197 Illuminated site signs Approved 22/04/1997

SK.95/798(18890) Change of use of land to car/coach 
parking

Approved 
Conditionally 

24/10/1995

SK.95/982(18884) Replacement signage Approved 
Conditionally 

24/10/1995

SK.95/797(18888) New entrance canopies to shop (x2) Approved 
Conditionally 

03/10/1995

SK.95/816(18883) Additional signage to retail unit Refused 03/10/1995

SK.94/1364 Change of use of part of 1st floor 
stockroom to retail and additional new 
store entrance

Approved 
Conditionally 

24/01/1995

SK.94/0349 Fascia sign advertisements Approved 10/05/1994

SK.93/1201 Advertisements (fascia signs) Approved 04/01/1994

SK.93/1149 Site access road, drainage system and 
lagoons for surface water

Approved 
Conditionally 

04/01/1994

SK.93/0829 Non-illuminated advertisements Refused 05/10/1993

SK.92/0619 Amendment to condition 2 from previous 
approval (37/1076/91 – Trading hours for 
Sunday Market)

Approved 
Conditionally 

04/08/1992

SK.1076/91(18669) Change of use of superstore rear car park Approved 10/12/1991



3.1 Planning permission was granted on 6th April 2018 for a similar proposal on land off 
Tollemache Road North, Spittlegate, Grantham for a Design Outlet Village (application 
reference 17/1262).  This application is a material consideration in the determination of this 
current proposal. 

4.0 Policy Considerations

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

4.2 Paragraph 11 of the NPPF states plans and decisions should apply a presumption in favour 
of sustainable development.  For decision-taking this means:

 approving development proposals that accord with an up-to-date development plan 
without delay; or 

 where there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date, granting permission 
unless: 

i.   the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed or 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh 
the benefits, when assessed against the policies in this Framework taken as a 
whole. 

4.3 National Planning Policy Framework – July 2018 (NPPF) 
Section 2 – Achieving sustainable development
Section 4 – Decision-making
Section 6 - Building a strong, competitive economy
Section 7 - Ensuring the vitality of town centres
Section 9 - Promoting sustainable transport
Section 11- Making effective use of land

to Sunday Market Conditionally 

SK.947/90(18671) Access, estate road, infrastructure and 
landscaping for industrial warehouse park

Approved 
Conditionally 

06/11/1990

SK.916/90(18670) Change of use of part of furniture retail 
area to Café, Downtown Furniture 
Superstore

Approved 
Conditionally 

07/08/1990

SK.515/90(18442) Advertisement Approved 
Conditionally 

26/06/1990

SK.480/89(18443) Non-illuminated flat surface mounted 
signs

Approved 
Conditionally 

06/06/1989

SK.2181/88(18673) Industrial and warehousing development Approved 
Conditionally 

27/02/1989

SK.2266/88(18441) Externally illuminated fascia and non-
illuminated sign

Refused 14/02/1989

SK.1380/87(18444) Erection of furniture retail warehouse Approved 
Conditionally 

27/05/1988



Section 12 – Achieving well-designed places
Section 14 - Meeting the challenge of climate change, flooding and coastal change
Section 15 - Enhancing the natural environment
Section 16 – Conserving and enhancing the historic environment
Section 17 - Facilitating the sustainable use of minerals

4.4 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.  

4.5 South Kesteven is in the process of preparing a new Local Plan to replace the adopted Core 
Strategy.  The emerging Local Plan has recently been submitted for examination.  It is 
relevant to note at this point that the applicants have objected to policy E3 of the emerging 
Local Plan which relates to the protection of the existing employment site at Gonerby Moor 
and includes the application site.  Limited weight has been attached to the emerging Local 
Plan policies as the plan preparation is not sufficiently advanced and there are still 
outstanding objections to the relevant policies.  

4.6 Submission Draft Local Plan 
Policy SD1: Presumption in Favour of Sustainable Development
Policy SD2: The Principles of Sustainable Development in South Kesteven
Policy SP1: Spatial Strategy
Policy SP2: Settlement Hierarchy
Policy E3: Protection of Existing Employment Sites
Policy E4: Expansion of Existing Businesses
Policy E5: Loss of Employment Land and Buildings to Non-Employment Uses
Policy E7: Other Employment Proposals
Policy E8: Visitor Economy
Policy EN1: Landscape Character 
Policy EN2: Protecting Biodiversity and Geodiversity 
Policy EN4: Pollution Control 
Policy EN5: Reducing the Risk of Flooding 
Policy EN6: The Historic Environment 
Policy DE1: Promoting Good Quality Design 
Policy SB1: Sustainable Building
Policy GR2: Sustainable Transport in Grantham
Policy GR4: Grantham Town Centre Policy
Policy ID1: Infrastructure for Growth
Policy ID2: Transport and Strategic Transport Infrastructure

4.7 South Kesteven District Council Core Strategy (2010)
Policy SP1 - Spatial Strategy
Policy SP3 - Sustainable Integrated Transport
Policy SP4 - Developer Contributions
Policy EN1 - Protection and Enhancement
Policy EN2 - Reduce the Risk of Flooding
Policy EN4 - Sustainable Construction and Design
Policy E1 - Employment Development
Policy E2 - Retail Development

4.8 Site Allocation and Policies Development Plan Document (2014)
Policy SD1 - Sustainable development
Policy SAP5 - Locally important employment site – ExE LSC1 Gonerby Moor, Grantham
Policy SAP8 – Town Centre Opportunity Areas



4.9 South Kesteven Local Plan (1995)
Policy E1 – Employment Allocation (Grantham)
Policy S1 – Town Centre Shopping Areas (Grantham)
Policy S2 – New Shopping Development in and Around Town Centres (Grantham)

4.10 Lincolnshire Minerals and Waste Local Plan
MW8 - Safeguarding Waste Management Sites
SL3 – Waste Site and Area Allocations

4.11 Planning Obligations Supplementary Planning Document (SPD)
This document provides the framework for the consideration of potential planning 
obligations.

5.0 SKDC Corporate Priorities
Growth - a growing population and a growing economy creates jobs, secures infrastructure 
and attracts investment

6.0 Representations Received

North Kesteven District 
Council

No objections to the proposed development.

Newark & Sherwood District 
Council

Raise strong objections to the proposed development at 
Downtown Garden Centre raising concerns that cumulatively 
the Downtown proposal with that of the recently approved 
Designer Outlet Village (DOV) at the King 31 site could have 
significant adverse impacts on the retail vitality of the Newark 
District Centre

Newark and Sherwood District Council formally request 
attendance by both an Officer and elected Member to speak at 
South Kesteven District Council's Planning Committee to set 
out the reasons Newark and Sherwood District Council are 
objecting to the scheme (due to the retail impact on Newark 
town centre as per advice set out by Carter Jonas as retail 
consultant to Newark and Sherwood District Council).  (See 
Appendix A for a full copy of the comments)

Melton Borough Council No objections.

Nottinghamshire County 
Council

NCC have reviewed the TA attached to this application. The 
impacts in Nottinghamshire will be principally be on the A52 
and the A1, both of which are trunk roads and managed and 
operated by Highways England, NCC trust that any matters 
arising on the SRN will have been satisfactorily addressed by 
Highways England. There is not likely to be any discernible 
impact on the local highway network in Nottinghamshire given 
the distance involved and the multiple routes available for 
traffic to gain access to the trunk road network when travelling 
to and from the Downton site. 

NCC has no additional comments to make on the amended 
plans.

Peterborough City Council Peterborough City Council object to this proposal, as it would 
have an impact on the viability Peterborough City Centre, and 
could have an impact on future proposals for the City Centre 
redevelopment allocated in the Local Plan. (See Appendix B 



for a full copy of the comments)

Anglian Water Services Anglian Water has advised that the development will lead to an 
unacceptable risk of flooding downstream.  A drainage strategy 
will need to be prepared in consultation with Anglian Water to 
determine mitigation measures.  Anglian Water has therefore 
requested a condition requiring the drainage strategy covering 
the issues to be agreed.

The surface water strategy/flood risk assessment submitted 
with the planning application relevant to Anglian Water is 
unacceptable.  Anglian Water therefore recommend that the 
applicant needs to consult with them and the Environment 
Agency.
They have however indicated that these issues can be suitably 
controlled by way of conditions being imposed on any grant of 
planning permission.

Historic England Do not wish to offer any comments.

Heritage Trust of 
Lincolnshire

Advise that there is a low potential for archaeological remains 
to be encountered during the development.  Archaeological 
investigation work is not required. 

City Of Lincoln Council Have concerns that the development could be harmful to retail 
trading in Lincoln. They argue that it would not be appropriate 
for either of the proposed developments (this proposal or the 
application for the Designer Outlet Village on the King 31 site) 
to go ahead, and that it would certainly be unsustainable for 
both proposals to go ahead together. Moreover, the 
establishment of both proposals would significantly undermine 
retailing in Grantham and would be to the detriment of 
sustainable development and the wider growth of other centres 
in the County of Lincolnshire.

They suggest that SKDC consider the cumulative impact of 
both schemes upon the basis that they are both granted 
permission. Similarly, they strongly advised SKDC to liaise with 
the Planning Casework Service to establish whether the 
Secretary of State would need to call-in the applications for 
determination.

City Of Lincoln Council advise that if SKDC is minded to grant 
planning permission for one of the proposals, they suggest that 
it should be for amended proposals for Downtown. This stems 
from the fact that those proposals would be in connection with 
similar development and would be more sustainable in general 
terms than the development to the south of Grantham. (See 
Appendix C for a full copy of the comments)

Crime Prevention Design 
Advisor

Lincolnshire Police do not have any objections to this 
development but make general recommendations in relation to 
the safety and security of this development which applies to all 
or any phases subject to amendments or variations.



Environmental Protection 
Services (SKDC)

Environmental Protection has reviewed the documents in 
respect of the application and has no further comments to 
make

Cadent Gas Limited The apparatus that has been identified as being in the vicinity 
of the proposed development is:

Low or Medium pressure (below 2 bar) gas pipes and 
associated equipment. (As a result it is highly likely that there 
are gas services and associated apparatus in the vicinity)

Above ground gas sites and equipment

No objections have been raised to the development.

Western Power Distribution Western Power Distribution have rights to retain electricity 
cables over this land and their easement prevents the building 
or altering of ground levels.  Any alterations would therefore 
require an application to Western Power Distribution.

Highways England Highways England has no objections to the amended 
proposals subject to conditions being attached to any planning 
permission that may be granted 

Upper Witham Internal 
Drainage Board

The Board has no objection to the proposed development 
provided it is constructed in accordance with the principles of 
the Drainage Strategy. 

No development should be commenced until the Local 
Planning Authority, in consultation with the Lead Local Flood 
Authority has approved a scheme for the provision, 
implementation and future maintenance of a surface water 
drainage system.

Welland & Deeping Internal 
Drainage Board

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

Historic Buildings Advisor 
(SKDC)

As part of the environmental statement a study area of 5km of 
the site has been adopted. Belvoir Castle (Grade I) and its 
registered park and gardens lie beyond this distance, but are 
the only heritage assets beyond this threshold which are 
affected by the proposed development in my opinion. This is 
due to having a significance which is partly contributed to by 
the landscape setting of the Belvoir Vale, with views from the 
site towards the Castle and gardens and vice versa being 
particularly important.

On the whole the Council’s Historic Building Advisor is in 
agreement with the assessment submitted for the heritage 
effects table, with all of the designated heritage assets having 
a neutral effect rating. Where there are effects, these relate to 
views mainly from the designated heritage asset towards the 
site, where it forms part of the Belvoir Vale, e.g. views from 
Allington Conservation Area or views from Barrowby 



Conservation Area. The views form part of a much wider 
setting and the development blends in with the existing 
development along this part of the A1 triangle and are 
therefore of negligible concern in heritage terms. 

However, for Belvoir Castle the Historic Buildings Advisor has 
recommended that Melton District Council should be 
consulted. 

Lincolnshire County Council 
- Footpaths Officers

The proposed development layout affects Great Gonerby 
Public Footpath No. 2.  

In the absence of any further information, it is expected that the 
definitive line and customary width of the path will not be 
affected by any proposed development.  

During any works allowed by this proposal, users of the Public 
Right of Way should not be inconvenienced or exposed to 
hazards by any such works.  

Minerals And Waste 
Planning (LCC)

The proposed development is located in close proximity to an 
existing waste site (Grantham Waste Transfer Station - south 
of Occupation Road) which is safeguarded by Policy W8 
(Safeguarding Waste Management Sites) of the Lincolnshire 
Minerals and Waste Local Plan: Core Strategy and 
Development Management Policies, adopted June 2016. 

This safeguarded waste site also sits within a larger area of 
land allocated as a waste site in Policy SL3 of the Lincolnshire 
Minerals and Waste Local Plan: Site Locations document, 
adopted December 2017 (allocation reference WS17-SK 
Vantage Park, Gonerby Moor). The Minerals and Waste 
Planning Policy Team have therefore requested that 
appropriate consideration is given to the need to safeguard 
these existing and allocated waste sites in line with the 
requirements of Policy W8.

Following the submission of additional information by the 
applicant the Minerals and Waste Planning Policy Team has 
confirmed that subject to the proposed acoustic glazing being 
included in the design of the proposed training centre they 
have no waste site safeguarding objections to the proposed 
development.

Lincolnshire Fire & Rescue 
Services

Confirm that Lincolnshire Fire and Rescue Service has no 
objections to the planning application.  They have confirmed 
that there is adequate water supplies with two hydrants in close 
proximity to the premises (which should remain unaffected by 
building works) as well as sufficient access for appliances.  The 
Fire and Rescue Service have also highlighted the need for the 
development to comply will the relevant Building Regulations.

Natural England Based on the plans submitted, Natural England considers that 
the proposed development will not have significant adverse 
impacts on designated sites and has no objection.



Natural England's advice on other natural environment issues 
is set out below:

Allington Meadows SSSI Site of Special Scientific Interest

Based on the plans submitted, Natural England considers that 
the proposed development will not damage or destroy the 
interest features for which the site has been notified and has 
no objection for the following reasons:

- The Construction Environment Management Plan (CEMP) 
proposed in the Environment Statement (P129) will prevent 
adverse effects relating to contamination of the water 
environment during the construction phase.

- The run-off from the Sustainable Drainage System (SuDS) 
will be discharged into a beck as shown in Appendix 3 of the 
Sustainable Drainage Statement (which is appendix 10.2 of the 
Environmental Statement). This beck is not part of the 
catchment for Allington Meadows and so the SSSI will not be 
impacted by changes to water volume.

Network Rail - Civil 
Engineering

Network Rail notes from the Transport Assessment that 
enhancements to links between the site and Grantham 
Railway Station are proposed.  Grantham Station is operated 
and maintained by Virgin Trains East Coast who should also 
be contacted in relation to this consultation in order that they 
may provide comment 
(niall.melvin@virgintrainseastcoast.com).  It may be that 
station enhancements (e.g. bus shelters, cycle storage etc.) 
are appropriate to accommodate this aspect of the proposals.

Allington Parish Council The Parish Council has concerns that this development would 
create high traffic levels, with the accompanying noise and 
pollution that this would bring. 

The highest predicted increase in traffic on any one link is 84% 
on Allington Road East (Gonerby Lane). 

Parish Councillors comment that providing appropriate 
signage to guide traffic down the A52 and then down the A1 is 
unlikely to make much impact. A lot of road users using sat-
nav devices, travelling to and from the A52, will undoubtedly 
travel though Allington village regardless of advisory signage. 

With an increase in traffic the condition of the roads in the area 
would deteriorate even more. There is also a highway safety 
issue as Allington with Sedgebrook Primary School is in very 
close proximity to Gonerby Lane and at school times the roads 
become single file due to parking. 

The County Council’s publication "The 4th Long Term Vision 
for Transport in Lincolnshire" comments upon "a well-managed 
and safe road network to maximise the reliability of journeys 
and reduce the impacts on communities".  It is questionable 
whether this application fulfils this objective.

The Parish Council concludes that should this application be 



approved it strongly requests restrictive traffic calming 
measures for all roads which would be a route to the 
development.

Belton and Manthorpe 
Parish Council

All the Councillors are concerned and worried about the 
entry/exit, to/from the site from the east. People travelling from 
the east will have to use A607 through Belton and Manthorpe, 
and Belton Lane, Great Gonerby.

Belton Lane is quite unsuitable for the anticipated increase in 
traffic flow, and will make this location a real road safety risk. 
A607 junction with Belton Lane is an identified collision site, 
and an increase in the traffic flow will heighten the risk at this 
location.

Belton Lane in its present state is not suitable for any increase 
[in] traffic flow. If traffic flow does increase it increases the risk 
on this road in general and the junction (Belton Lane / A607) in 
particular.

There is also concern that placing traffic lights at the junction 
of Belton Lane/Newark Hill, Great Gonerby is creating an 
unnecessary risk to motorists as the approach to this junction, 
from the north will be blind and is on a national speed limit road.

Regarding the B1174/Belton Lane Junction, Tables 12,13 and 
14 of the amended Transport Assessment states that this 
junction is running at near capacity and is likely to fail in the 
near future even without increased traffic from their 
development.  They propose a mitigation scheme in the form 
of a three-arm signalled junction to alleviate the build-up of 
traffic on Belton Lane, all this will do in our opinion is spread 
the queues and hold ups over three lanes and cause a back 
log of southbound traffic from the Occupation Lane roundabout 
to the B1174/Belton Lane junction which is ludicrous and 
please bear in mind that their Transport Assessment doesn’t 
include Larkfleets development.

Foston Parish Foston Parish Council supports the application.

Great Gonerby Parish 
Council

No objections with the development but Council has concerns 
over the long term capacity of the B1174/ Belton Lane junction. 
This junction is already overwhelmed and with this plan, the 
linking of the Pennine Way and the proposed Manthorpe 
development, this junction requires a complete redesign. This 
needs to be considered alongside these other applications.

There are also concerns about traffic levels through the village, 
traffic could be directed onto the A1.

Sedgebrook Parish Council With regard to this planning application the Parish Council is 
grateful for opportunity to make further comment on the 
additional revised proposals.

The Parish made a full response to this application in 
November 2017 when it highlighted a number of concerns of 



which the potential additional traffic using Allington Road was 
the major one along with the inadequacies of the applicant's 
Transport Assessment. In its summary the Parish concluded 
that initial consultation response with the following: -

'The Parish Council would suggest that given the above and 
the overall vagueness of the current document it is clear that 
the applicant needs to carry out a far more encompassing 
Transport Assessment and give careful consideration as to 
how it might mitigate the issues that are likely to be caused by 
an increased patronage to the site. If the applicant is unwilling 
to do this or the Local Planning Authority unable to support the 
Parish Council's suggestion, the Parish Council would wish to 
record its objection to the proposal based on the likely highway 
impacts both within the village itself as well as the adjoining 
highway network.'

It is noted that the applicant has indeed updated their 
Transport Assessment but unfortunately only to take account 
of the now committed development related to the retail park 
being promoted by the Buckminster Group. Whilst the 
Transport Assessment makes a small mention of Allington 
Road and 'robust' signing to direct visitors to the proposed 
development via the A52 and A1 along with a note of having 
met with local residents at Allington to reassure them of the 
applicant’s abilities and desire to prevent additional traffic 
using the road,  it is noted that the application and supporting 
documents make no attempt to model the likely traffic flows on 
Allington Road and the potential impacts that these would have 
in relation to overall traffic levels particularly at the junction of 
Allington Road with the A52 at Sedgebrook. To highlight again 
the Parish Council would again draw attention to the fact that 
Allington Road has been subject to a recent comprehensive 
traffic survey carried out by Lincolnshire Highways which has 
shown that the road is already used by over 2000 vehicles a 
day. 

Whilst the Parish is supportive of the local opportunities that 
the development may give rise to, given that the applicant has 
failed in his latest amended submission to address the serious 
concerns related to traffic that the Parish Council outlined in its 
initial consultation response, the view of the Council is that it 
formally objects to the proposals on the basis that the applicant 
has failed to fully and satisfactorily demonstrate either the 
potential impact of additional traffic that the development will 
generate on all the local road network that will be impacted or 
formally detailed any mitigation measures that would be 
included in the planning application either via the relevant 
planning condition or Section 278 Agreement.

Sedgebrook Parish Council have also commented on the 
additional information received in relation to the planning 
application.  The comments raise concerns with the additional 
transport information. And the final paragraph of the letter 
states:
“In relation to the points made by the applicant it should be 
noted that in Section 3.3.2. above there is reference to the 
assignment presented in the TA to support the planning 
application indicating that the level of traffic that would 
potentially route through Allington is minimal.  The Parish 



would highlight that whilst the base data is accurate in that it 
has identified present traffic movements the subsequent 
modelling has assumed that vehicular traffic associate and 
generated as a direct result of the development will follow the 
A1/A52 and vice versa routes possibly assuming that the also 
aforementioned signing scheme will be successful.  The 
modelling fails to take account of the attraction to drivers of the 
‘short cut’ through Allington and Sedgebrook and the 
increasing reliance upon satnav systems which will direct 
vehicles through these villages as the shortest route.  
Unfortunately, whilst capacity improvements at the A52/A1 
junctions, signing schemes and routing instructions will be 
welcomed they will not affect satnav operation and in the case 
of signing strategies and routing instructions these are legally 
unenforceable unless the signing strategy is backed up with 
relevant highway prohibitions of access or similar Traffic 
Regulation Orders.  In view of the above the Parish formally 
objects to the applicant’s proposals.”

LCC Highways & SuDS 
Support

The local highway authority has raised no objections to the 
proposed development but has requested that the developer 
enter into a planning obligation to secure improvements to the 
existing Bus Services between the site and Grantham town 
centre. 

The highway authority have also requested that a planning 
condition is also attached to any consent to secure the junction 
improvements at Belton Lane and Newark Hill

The highway authority has also reviewed the objections made 
by Rioja and confirm that they have no objections to the 
proposal.  Rioja raised concerns with the level of parking 
proposed, however, the highway authority are of the view that 
the level of parking is appropriate for the mix of uses proposed 
and that there can be cross use of spaces (ie retail customers 
will park in office spaces at the weekends).

Environment Agency No objections to the proposed development.

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 272 representations have been received.

7.2 43 letters of representation raising concern/seeking further information have been received.  
The points raised can be summarised as follows:

1. Concerns about increase in traffic that will be generated between the A52 and the 
proposed development.

2. If the development is approved signage should be installed on the A52 directing traffic 
away from the villages of Sedgebrook and Allington.  Traffic calming should be 
introduced in the villages to ensure that the route from the A52 to Downtown as a 'rat 
run' would be rendered undesirable.

3. Whilst not objecting to the development itself and welcoming the improvements to retail 
services I am extremely concerned about the how this development will adversely 
impact on my family's life, namely through increase traffic, noise and air pollution.

4. Concerns about increase in traffic through Allington.



5. As local residents we are already faced with roads covered in pot holes, the incredibly 
poor condition of Gonerby Lane and the already dangerous narrowing hair pin bridge 
along it, we already face damage to our cars because of these issues.  Imagine how 
much worse their condition will be if even more people use these roads or even cause 
accidents?  School buses use these roads on a twice daily basis and we cannot have 
them in a worse condition.

6. Robust and enforceable measures must be used to protect the quality of life of Allington 
residents and ensure traffic through the village is controlled.  Examples would include 
fixed penalty cameras.

7. The site is next to the A1 but there are no key East/West road connections close to the 
development meaning there will be issues in managing traffic travelling from those 
directions. The Traffic Assessment (TA) focuses on the immediate proximity of the site 
but traffic issues exist slightly further away.

8. Eastbound traffic must travel through the busy A607/Belton Lane junction or through the 
already congested Grantham town centre.

9. From the West (including Nottingham and Leicester) traffic will take the short route from 
the A52 using unclassified country lanes through Sedgebrook & Allington which are 
unable to absorb an increase in traffic.

10. The unclassified Allington lanes are narrow roads meant only for local traffic & are prone 
to standing water & icing, there are also documented issues of speeding. The lanes are 
used by cyclists, horses & by farm machinery & parking by parents leaving/collecting 
children at Allington school creates single file traffic at peak times.

11. The TA compares the Bicester Designer (BDO) village in terms of volumes but local 
press & Bicester Traffic Action Group information reveals the severe problems 
experienced there because of the unsuitable road network.

12. Given the above the application does not appear to fulfil the objective set out in the 4th 
Long Term Vision For Transport In Lincolnshire; a well-managed & safe road network 
to maximise the reliability of journeys & reduce the impact on communities.

13. This application will have a massive impact on a struggling Grantham town centre 
causing a further depletion of the already run-down, empty, shopping areas.

14. The development will increase traffic from all directions impacting severely on the road 
networks in the area.

15. Road signage directing traffic away from Sedgebrook and Allington will not be effective 
as people will use satellite navigation to find the quickest journey.

16. Traffic measures will simply slow traffic and not reduce the volume.  Pollution will be 
increased.

17. Downtown Designer Village will be on a similar theme to Bicester Village, in Oxfordshire, 
there are details that can be viewed on line of the devastation caused to the local 
communities.

18. Downtown will naturally advertise their presence and welcome the traffic increase (from 
all over the country) as they will want a return on their huge investment.

19. Grantham High Street and the George centre are already significantly underused with 
a predominance of empty shops.  This will further drain Grantham's retail business 
trade.

20. The North-South traffic flows will put a real strain on the A1 which is only dual 
carriageway, and already carrying a high density of traffic.

21. Bottom Street should be made into a one-way street, being closed to traffic coming from 
Sedgebrook.

22. Fundamental repair is needed on Bottom Street from Sedgebrook Road turn, and 
Gonerby Lane through to Gonerby Moor A1 junction.  It would be better to build a loop 
road connecting Sedgebrook Road to Gonerby Lane to take traffic entirely away from 
the village; or to close Gonerby Lane to through traffic at some point near the nook.

23. Another traffic count should be done as the last one was 8 years ago.
24. There is a local primary school situated on School Lane.  Any extra traffic in this area 

would increase road safety issues for the school.
25. The present Downtown store is brightly lit at night and the lights can be seen quite 

clearly from the village (Allington).  Additional lighting due to a larger complex wouldn't 
be welcome especially in this day and age of environmental issues.

26. The current road infrastructure from Sedgebrook through Allington to Gonerby Moor is 
incapable of supporting any extra traffic. 



27. The road from Sedgebrook to Allington is not gritted at present which regularly results 
in vehicles in the ditches at the side of the road. 

28. The bridge height markings at Sedgebrook are too late for high sided vehicles resulting 
in pandemonium as they try to reverse back. 

29. The condition of Bottom Street in Allington is in a terrible state with the road surface 
breaking up and with numerous potholes that reappear every year. 

30. Bottom Street in Allington is subject to regular flooding due to damaged drains. 
31. The school is accessed around a blind bend without suitable crossings for young 

children and parental parking makes the situation worse. 
32. Residential access along Bottom Street would suffer to any increase in traffic. 
33. Gonerby Lane already suffers from significant, i.e. dangerous, subsidence from the 

current level of traffic. 
34. Access in and out of Peach Lane to the Park Homes is already difficult at peak times 

and would suffer greatly if the traffic levels increased. 
35. Signage on the A52 and at Downtown indicating access and egress to the A52 via the 

A1 might mitigate this. 
36. Traffic calming measures in the form of road narrowing into and out of Allington as well 

as on Bottom Street might help alleviate the situation and reduce speed thus increasing 
safety aspects for pedestrians along Bottom Street and to/from the school. 

37. Roads leading to and from Allington are unsuitable to high volumes of traffic, being 
largely unmarked, with soft verges, and with a significant narrowing of the route on 
Gonerby Lane at the water gauging station over Foston Beck.  Verges are already in a 
very bad state because of horsebox traffic accessing Arena UL, and HGV traffic 
accessing the Kestrel Distribution centre near Arena UK.

38. There is already too much rubbish along the verges in the area and the development 
will add to this pollution problem.

39. Downtown products on sale are at a similar level to those sold in Grantham town centre 
and are therefore in direct competition and will cause more shop closures in the town 
centre.

40. The proposed outlet village on the site is unlikely to attract designer labels as the store 
so far has not managed to do this. 

41. The environmental statement does not mention the issues of traffic coming from the A52 
and through Allington.

42. More traffic will lead to an inevitable increase in anti-social behaviour such as littering, 
noise, theft and general environmental damage.

43. There will be increased traffic flow through Grantham, Gonerby and Allington as staff 
commute to work due to the lack of adjacent housing.  This will continue to drive 
business from Grantham.

44. The proposals come at a time when Grantham High Street, and the George centre are 
already significantly underused with a predominance of empty shops. My experience of 
other such developments (such as that at Bicester in Oxfordshire) is that these 
proposals will do nothing to help this situation and is highly likely to further drain 
Grantham's retail businesses of trade. I do understand that the proposals would bring a 
number of new jobs to the area - this I think is the biggest positive of the scheme as this 
would no doubt bring a slight element of stimulus to the local economy but if the jobs 
drive people out of the town centre then we will further lose the heart of the town. I would 
be far more positive about any proposal (including radical rebuilding) that sought to 
stimulate the town centre into an attractive place to live and work. 

45. Out of town centres have surely had their day.  Such a design as this must surely have 
a very large carbon footprint and yet offer no advantage to Grantham as all of the 
amenities it offers could be housed in the town itself. 

46. Better things to spend money on. 
47. One supporter of the scheme also raised concerns that there are several properties 

already lying empty in the town centre.
48. If approved this scheme will adversely impact on the sales from the Buckminster 

designer outlet development.
49. Buckminster may pull out of there proposed development if this application is approved.
50. A full retail assessment must be carried out before this development is considered.  It is 

unclear how the original store got permission in 1989 for retail development outside of 
the town centre.



7.3 229 representations in support making the following comments:

1. I fully support this application as long as traffic is kept to main roads.  It would bring 
about many jobs to the area for young people.  This could be a good opportunity to 
enforce Arena UK's planning rule that their traffic should use the A1 too (which a lot 
doesn't)

2. Will be a real asset to nearby towns.
3. Site is well positioned with great link roads.
4. I would be more likely to visit Grantham if this development is allowed as it would make 

the journey worthwhile and Grantham would overall be a more appealing destination.
5. Having been to similar centres it will be great not to have travel and to have one in 

Grantham.
6. Environmentally it makes sense given the infrastructure is already practically there and 

employability wise even better.
7. Anything that can create jobs on that scale and more importantly save jobs on that scale 

can only be a huge plus for the future.  
8. Surely it is better to back an application with a proven retail history and infrastructure in 

place with good access to the A1.
9. The fact that there are possibilities to open a rail link and then the possibility of park and 

ride into the historic centre of Grantham is another reason to support the application.
10. The new retail outlet will keep the people of Grantham spending within our town and not 

having to go further afield.
11. The alternative scheme, being on a green field site, with no sufficient existing road 

infrastructure would surely be better suited to housing.
12. To refuse planning permission would endanger existing jobs.
13. The development would draw customers from across the country to Grantham.
14. The Downtown site already has a good bus link to Grantham and has everything in 

place to support this development.
15. This is a real opportunity to develop local businesses and create jobs.
16. The proposed railway link will be a major benefit.
17. The development will bring much needed investment to the area.
18. Like the idea of adding a new training academy, office space and tourist information 

centre to promote the many other attractions in the area.
19. The Downtown scheme is superior to the competing scheme, as the Downtown proposal 

will create more jobs, further investment, and improve transport links.
20. Makes use of an existing 'brownfield' site
21. The development would be a catalyst for much needed redevelopment of the existing 

service station.
22. Local businesses which supply Downtown will hopefully see demand increase in the 

future as a result of the development.
23. The proposal is well thought out and addresses aspects of access and tasteful design 

sympathetic to the identity of Grantham as a key regional destination for investment, 
shopping, hospitality and tourism.

24. What good sense to increase the size/facilities of an existing unit where there is already 
good road access from the A1?

25. Oldrids are a major local employer and have operated in Grantham for many years and 
shown a commitment to local people and the economy which would only be enhanced 
if the development went ahead.

26. Concerned that if the development does not go ahead 700 people could be out of work.  
Can the Council accommodate 700 people if they cannot pay the mortgage or council 
tax?

27. The development will make Grantham a place to come and visit to spend time and 
money.

28. Would add additional retail units to a site which is already commercially viable with 
existing infrastructure.

29. Development and additional passing trade would help to support existing car wash 
business.



30. Grantham Museum submitted a representation supporting the proposals especially the 
development of a visitor and tourism centre.

31. Buckminster have sent out letters implying that local residents support their application.  
This is not the case.  Several residents supporting the proposed development have 
suggested that they consider this to be an underhand tactic by Buckminster to promote 
their own scheme.

7.4 Objection from Lichfields:

7.4.1 Lichfields have objected to the proposed developments on behalf of their client, intu 
Properties Plc (intu), Intu owns and manages 17 prime regional shopping centres in the UK, 
including intu Victoria Centre and intu Broadmarsh in Nottingham city centre and intu Derby 
in Derby city centre.

7.4.2 Lichfields have raised concerns that the Retail Impact Assessment does not consider the 
impact on existing committed planned investment in Nottingham City centre (i.e. the intu 
Broadmarsh redevelopment and extension and the intu Victoria Centre extension).

7.4.3 They have also suggested that the Council should impose suitably worded conditions to 
ensure the development is implemented in accordance with that described in the application, 
and to ensure that development does not adversely impact on the vitality and viability of 
Nottingham or Derby city centres or other centres.  (See Appendix D for a full copy of the 
comments)

7.5 Centrebus:

7.5.1 Has advised that they fully support the proposed development.  Centrebus currently provide 
the 14 and 24 services to the Downtown site, which run regularly from Newark, through the 
villages, on to Downtown and into Grantham town centre and Grantham bus station, via 
Great Gonerby.

7.5.2 They have advised that the increase in visitors to the Downtown site would increase 
occupancy on existing routes and that they envisage a real potential to increase the 
frequency and extend the existing 14 and 24 services in future.   

7.6 East Midlands Trains:

7.6.1 East Midlands Trains (EMT) is the incumbent franchised passenger operator on the 
Nottingham-Grantham-Skegness route.  Its franchise is currently contracted to 3rd March 
2019.  Therefore, EMT does not consider that this proposal will have an impact on its current 
operations.  EMT has recommended that Oldrids & Downtown engage with the Department 
for Transport (DfT) and prospective bidders for the next East Midlands Franchise, for which 
the procurement process is anticipated to be commencing in spring 2018.

7.6.2 EMT have advised that it is vital that Oldrids & Downtown work closely with Network Rail 
and the future East Midlands Franchise operator to ensure that any future aspirational 
scheme for a new station delivers a station at which stops can be accommodated in the 
timetable.

7.7 Pyle Own (Commercial property advisers to the freeholder of the moto Grantham 
north service stations)

7.7.1 "The site is adjacent to the MOTO A1 / Gonerby Moor services.  As landowners of the MOTO 
site, we fully support these development proposals.  Given the complimentary nature of 
sites, together we can provide a more comprehensive development option.  We have also 
reviewed the recently approved Grantham Designer Outlet Village at Spittlegate (LPA Ref: 
S17/1262) and feel the Downtown application represents a more comprehensive DOV and 
mixed use development.  Together with the Gonerby Moor site it will provide a northern 
gateway into Grantham as well as a welcome facility for users of the A1.



There is significant opportunity for the regeneration of this site to assist in establishing a 
gateway, including the opportunity to upgrade our own site.  We believe granting planning 
permission for the designer outlet will act as an important catalyst to the wider upgrade of 
facilities at this strategic location, which we would fully embrace."

7.8 Grantham College:

7.8.1 Grantham College has indicated that they fully support Downtown's planning application.  
The college has been in ongoing discussions with Downtown over the last year regarding 
the proposed development and in particular the proposed establishment of a Training 
Academy at the site.

7.8.2 They have agreed the principle of working in partnership with the applicants to plan, deliver 
and operate a Training Academy at the site.

7.8.3 The college has indicated that the Training Academy would become a centre of excellence 
for training and apprenticeships and would also give them scope to significantly extend their 
educational programmes.

7.9 Buckminster and Rioja Developments:

7.9.1 Buckminster and Rioja have objected to the proposed developments and a full copy of their 
submissions is provided at Appendix E.  Buckminster’s comments included correspondence 
from a transport consultant and William Hicks QC in support of their objection.  The 
comments for Rioja also took into account the advice of both FSP and CACI (retail research 
advisors).

7.9.2 The objections from both Buckminster and Rioja include concerns about the following points:

1. The threat that the development will pose to Grantham Town Centre.
2. Given the very limited nature of the restrictions offered by the applicant in the Oldrid 

application together with the five year limit on those restrictions it is clear that they will 
be ineffectual in achieving the objective of protecting the Town Centre.

3. The scheme cannot be considered the same or similar to the Rioja and Buckminster 
development.

4. The full retail impact of the development has not been assessed by the applicant or the 
Local Planning Authority.

5. The proposed development will not achieve the critical mass required for a tier 1 
operation.

6. There are concerns about the accuracy of the information contained in the Transport 
Assessment and that not enough car parking has been provided, that there is insufficient 
space for manoeuvring of delivery vehicles.

7. Concern has also been raised that data and information has been copied from the Rioja 
and Buckminster application.

8. Grantham already has an approved Tier 1 Outlet Village Scheme
9. The Grantham Designer Outlet Village (Rioja Development) would be a Tier 1 Outlet; 

the Downtown scheme could never become a Tier 1 Outlet.
10. The planning assessment of the two different schemes by SKDC needs to be different.
11. Granting permission to the Downtown scheme would at best result in Grantham not 

securing the benefits of a Tier 1 Outlet Village on either side and at worst, if the 
Downtown scheme hybrid ‘non-Tier 1’ scheme was built, the town centre, already 
struggling, would be severely impacted.

12. Questions Freeport Retail’s role and function in the development

8.0 Officer Evaluation

8.1 Principle of the use

8.1.1 Government policy seeks to promote the efficient use of land by locating developments, 
wherever possible, on previously developed land in sustainable locations.  The council’s 



adopted Core Strategy (CS) sets out the authority’s overarching framework for development 
within the District, providing the locational strategy to be adopted when allocating land for 
development, and when considering specific development proposals.  The Council’s spatial 
strategy for development is set out in CS Policy SP1 which indicates that the majority of all 
new development should be focused upon Grantham in order to support and strengthen its 
role as a Sub-Regional Centre.  The policy specifically adds that “New development 
proposals shall be considered on appropriate sustainable and deliverable brownfield sites 
and appropriate greenfield sites (including urban extensions), sufficient to ensure the 
achievement of growth targets.”

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 draft stage.  Work has now ceased on the GAAP 
and future allocations in Grantham will be considered as part of a new district wide Local 
Plan.

8.1.3 Policy SP1 states that “In all cases planning permission will only be granted on a less 
sustainable site where it has been proven that there are no other more sustainable options 
available or there are other overriding material considerations.”

8.1.4 In terms of the principle of development the proposal relates to retail development on a site 
which is identified as a locally important existing employment site.  Nonetheless, there has 
been a retail presence on the site since the early 90’s.  In order to assess the principle of 
development relevant retail and employment policies will be considered, the loss of 
employment land assessed and consideration given to whether the site selection meets the 
sequential test set out in paragraphs 86 and 87 of the NPPF.  The impact of the proposal on 
the vitality and viability of nearby town centres and the retail provision within them will be 
assessed along with the socio-economic benefits of developing a DOC on this site.  The 
conclusion will then draw these elements together to form a balanced judgement on the 
planning merits of the scheme taking into account all relevant material considerations.

8.2 Loss of Employment Land

8.2.1 CS Policy E1 Employment Development seeks to focus employment land in the first instance 
in Grantham and then in the three market towns of Bourne, Stamford and the Deepings and 
along the A1 corridor.  Policy E1 states that the Council will seek to retain and enhance 
existing areas of employment use in Grantham, Bourne, Stamford, the Deepings and 
villages unless it can be demonstrated that:

 The site is vacant and no longer appropriate or viable as an employment 
allocation; and

 Redevelopment will deliver wider regeneration benefits; or
 An alternative use would not be detrimental to the overall supply and quality of 

employment land within the district; or
 An alternative use would resolve existing conflicts between land uses.

8.2.2 Policy E1 goes on to indicate that locally important existing employment areas which are 
suitable, sustainable and attractive to the market and which can continue to meet modern 
employment needs will be identified within the Site Specific Allocations and Policies DPD.

8.2.3 Paragraph 6.1.6 of the CS indicates that the allocation of employment land in Policy E1 
encompasses all types of employment generating development, other than retail which is 
the focus of Policy E2. The policy, therefore, covers development within the B Use Classes 
as well as public and community uses and other town centre uses including: leisure, 
entertainment and intensive sport and recreation facilities, arts, cultural and tourism 
development which provide employment opportunities.



8.2.4 In addition to the above part of the application site is located within an area identified by 
saved Policy E1 of the Saved Policies from the South Kesteven Local Plan 1995 for industrial 
and business development.  Although policy E1 of the 1995 local plan is a saved policy the 
area of land allocated under policy E1.1 of the 1995 local plan has been deleted and 
superseded in relation to the application site by the publication of the South Kesteven Site 
Allocation and Policies DPD (SAP).  The Site Allocations and Policies Plans show that 
employment allocation E1.1 of the 1995 Local Plan was deleted when the South Kesteven 
Site Allocations and Policies DPD was adopted in 2014.  At that time it was replaced with 
Policy SAP5 (ExE LSC1) which identify the application site as part of a wider locally 
important existing employment site. Saved policy E1 of the 1995 Local Plan cannot be 
therefore viewed as in any sense up to date.

8.2.5 Policy SAP5 indicates that non-employment generating proposals within the allocated areas 
will only be considered acceptable if it is clearly demonstrated that alternative uses will not 
have an adverse effect on the primary employment uses of the area; will not reduce the 
overall supply and quality of employment land and premises with the area; will deliver 
economic regeneration benefits to the site and/or area; and resolve existing conflicts 
between land uses.   In addition Policy SAP5 states that retail and town centre uses on these 
areas will also be subject to the requirements of Policy E2 of the Core Strategy.

8.2.6 The site is identified for employment development and should the site be developed for retail 
purposes this would necessarily result in a reduction in the amount of land available for 
employment development.  It is therefore necessary to assess the employment land 
availability for the district to assess whether the loss of this site for employment purposes 
would undermine CS Policy E1 and Policy SAP5 of the Site Allocations and Polices DPD 
relating to the provision of employment land across the district.  As already explained above 
Saved Policy E1.1 of the 1995 local plan is considered to be out of date.

8.2.7 The most up-to-date picture of employment land supply is set out in the South Kesteven 
Employment Land Study October 2015 (ELS), which was prepared to inform the emerging 
Local Plan.  The survey identified 57 employment clusters totalling 547 hectares of allocated 
or potential employment land in the district.  Of this 93 hectares is vacant land within 
employment clusters.  However, this does include unimplemented planning permissions 
such as the 32 hectare KING 31 site.  There are also a number of greenfield sites which are 
either allocated or with potential for employment, totalling 119 hectares.

8.2.8 The applicants have submitted an Employment Land Statement in support of the application.  
The statement considers whether the loss of the site would have an adverse impact on the 
provision of employment land within the district.  The applicants have referred 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 of 
79.1ha.

8.2.9 The applicants have indicated in their supporting Employment Land Statement that the 
supply of potential employment land (93 hectares) is approximately 50% greater than the 
‘central scenario’ requirement for land for industrial and distribution uses identified in the 
ELS (62.1 hectares).   The ELS assessment of the supply of employment land includes 
Gonerby Moor (including the application site).  The ‘vacant developable land’ part of the 
Gonerby Moor site, EMP R3, extends to 9.1 hectares.  The wider, existing employment land 
in this location covers approximately 46 hectares.

8.2.10 Given that the application site comprises previously developed land, it cannot be considered 
as part of the 9.1 hectares of vacant developable land.  This is further confirmed by the 
Employment Land plans contained in Appendix A of the ELS 2015 which clearly show the 
application site within an area of land identified as existing employment land.

8.2.11 Notwithstanding the above, it is acknowledged that the proposed development would result 
in the loss of land protected for employment generating uses within a wider employment 
allocation (Site Allocation and Policies DPD SAP5 EXE LSC1).  This allocation measures 
approximately 46 hectares, of which 9.24 hectares includes the application site.  Therefore 



approximately 20% of the total employment allocation would be lost as a result of the 
proposed development.  The majority of the site is, however, in retail use presently and the 
proposed development would not therefore result in any significant loss of employment land. 
Thus whilst the criteria of the policy might not have all been passed, the underlying 
objectives of the policy are not undermined (ie to protect employment uses which are 
important to retain in employment use) and on balance it is considered to conform with the 
objectives of the policy as a matter of judgment, even if there is some limited tension with 
its criteria.  Moreover, the proposed development includes an element of office 
accommodation and training academy floor space which further reduces the employment 
land impact.

8.2.12 It is also necessary to consider the cumulative impact of the loss of the employment land 
from this site together with the recently approved King 31 Designer Outlet Village located on 
a site off Tollemache Road North (S17/1262).  When the Council considered application 
S17/1262, the applicant Rioja Developments, identified  93.1ha of vacant developable land 
for employment within the district in their Employment Land Statement.  This exceeds all 
scenarios including the low and central industrial/distribution land scenario identified in the 
Council’s Employment Land Study 2015.  It was noted at the time that if the King31 Designer 
Outlet Village site was removed from the employment land supply then 79.4ha of vacant 
developable land within the district would remain. This exceeded the central scenario by 
c17.3ha and exceeded the requirements under the high scenario by 0.3ha.  It was therefore 
found to be acceptable.

8.2.13 Given that the site which is the subject of this application is not land identified as being 
vacant developable land in the Employment Land Study and the fact that the majority of the 
site is already in retail use; it is considered that this proposal will not result in any significant 
cumulative adverse impact on the future supply of employment land in the district.

8.3 Conclusion on the Loss of Employment Land

8.3.1 In conclusion, the site is no longer considered to be allocated under Policy E1.1 of the Saved 
Policies of the 1995 Local Plan as this allocation was deleted and replaced by Policy SAP5 
(ExE LSC1) when the Site Allocations and Policies DPD was adopted in 2014.  The site is 
allocated for employment land but the majority of the site has been used for retail purposes 
for the last 20 years.  Taking the proposed development into consideration, along with the 
development of the Grantham Designer Outlet Village approved under application S17/1262 
on the King 31 site it is considered that there would still be adequate available employment 
land to meet the Council’s identified needs.  The existing site is not vacant and it has not 
been demonstrated that the site is no longer appropriate or viable as an employment 
allocation.  The proposed development would therefore be contrary to the requirements of 
policy E1 of the Core Strategy.  The development would also result in a reduction in the 
overall supply of employment land within the area contrary to the requirements of Policy 
SAP5.  It is however considered that the reduction in employment land resulting from this 
proposed development would not undermine the Council’s overall aims and objectives to 
ensure that there is an adequate supply and quality of employment land within the district.  
The proposed development will also deliver wider regeneration benefits which outweighs 
the small loss of employment land.  The socio-economic benefits are discussed in detail 
later on in this report.

8.3.2 In terms of the emerging local plan Policy E3 seeks to protect the site for employment use 
and Policy E5 relates to the loss of employment land and buildings to non-employment uses.  
The emerging local plan has been submitted for examination.  There are however objections 
to these policies and it is therefore considered that they should only be given limited weight.

8.3.3 This proposal needs to be appropriately assessed against a complex set of policy 
considerations.  If the council wishes to support the proposed development it will amount to 
a departure from the Development Plan that would need to be the subject to a referral to the 
Secretary of State.

8.4 Sequential Test for Main Town Centre Uses



8.4.1 Paragraph 86 of the NPPF states that local planning authorities should apply a sequential 
test to planning applications for main town centre uses which are neither in an existing centre 
nor in accordance with an up-to-date Local Plan.  Main town centre uses should be located 
in town centres, then in edge of centre locations; and only if suitable sites are not available 
(or expected to become available within a reasonable period) should out of centre sites be 
considered. 

8.4.2 Paragraph 87 states when considering edge of centre and out of centre proposals, 
preference should be given to accessible sites which are well connected to the town centre. 
Applicants and local planning authorities should demonstrate flexibility on issues such as 
format and scale, so that opportunities to utilise suitable town centre or edge of centre sites 
are fully explored.

8.4.3 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:

 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.

 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.

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

8.4.4 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.

8.4.5 Policy E2 of the Core Strategy 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.  The scale of development 
should be appropriate to the role and function of the centre where it is to be located, having 
regard to Policy SP1. 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.

8.4.6 Policy E2 goes on to state that town centre developments should be focused in identified 
town centres. Where developments cannot be identified within defined town centres a 
sequential approach will be followed with preference first to sites on the edge of the defined 
town centre prior to consideration of out-of-centre sites.

8.4.7 Saved Policy S1 of the 1995 Local Plan states that retail development will normally be 
concentrated within or adjacent to adjoining town centre shopping areas.  At the time the 
local plan was being prepared it was not anticipated that a designer outlet centre would be 
provided within the plan period and no allocation was made for such land uses.

8.4.8 For the purposes of the sequential test the application site is considered to be situated in an 
out-of-centre location.  It is therefore necessary to consider if there are any other more 
preferable site within existing town centres, edge-of-centre locations and other out-of-centre 
site, which are more accessible and well connected to the town centre. 

8.5 Expert Evaluation of the Sequential Test



8.5.1 The applicant has submitted a Retail Impact Assessment (RIA) in support of the application, 
as part of this they undertook a sequential assessment.  The Council engaged a specialist 
retail consultant, Peter Brett Associates (PBA), to assess the submission.  The consultant’s 
initial assessment was received and following this the applicant submitted an Addendum to 
the Retail Impact Assessment (Addendum RIA).  The submitted RIA and Addendum RIA 
consider the retail impacts of the development.  

8.5.2 In order to undertake an assessment, a catchment area covering a drive time of 
approximately 60 minutes was considered.  For the purposes of the sequential approach 
and assessing the impacts of the proposed development on existing centres, the catchment 
area was separated into the Primary Catchment Area (PCA) and the Secondary Catchment 
Area (SCA) as follows:

 PCA based on 30 minute drive time
 SCA based on 30 to 60 minute drive time

8.5.3 The RIA indicates that the proposed development is based on the DOC business model and 
requires a level of ‘critical mass’ to draw trade from a wide area. It goes on to state that any 
alternative sites should be capable of serving substantially the same catchment area, and 
that locating the development on the edges of the identified 60-minute drive time catchment 
area would exclude large parts of the scheme’s catchment area ‘because it would involve 
substantially longer drive times’.  As such, the applicant’s sequential assessment only 
considers alternative sites within the proposed primary catchment area (PCA), which is 
defined by a 30-minute drive time from the application site.  This includes Bingham, Bourne, 
Grantham, Melton Mowbray, Newark-on-Trent, Oakham, Sleaford and Stamford.  The 
Council’s retail consultant has indicated that this is an appropriate area of search and that 
locations within the secondary catchment area are unlikely to serve substantially the same 
catchment area as the application site. 

8.5.4 The applicant’s RIA sets parameters for the assessment of sequentially preferable sites, 
having regard to the requirements of paragraph 24 of the NPPF (2012) (now covered in 
paragraphs 86 and 87 of the recently published NPPF - July 2018) and the need to 
demonstrate that a flexible approach to issues such as format and scale has been taken.  
The applicants have considered the potential to reduce the footprint of proposed buildings 
using mezzanine floorspace, reducing the size of the proposed replacement garden centre 
(approximately 34% smaller than the existing garden centre), making use of first floor trading 
within the garden centre and @Home store and providing a multi storey car park.  The 
applicants have therefore sought to ensure the most efficient use of land, and reduce the 
overall footprint of the development.  Taking this into account the application site extends to 
9.24 hectares comprising 39,517sqm of new floorspace.  In undertaking the sequential 
assessment the applicants considered that reducing the minimum site area to around 45% 
of the application site (4 hectares) was a reasonable approach.  However in order to 
demonstrate further flexibility and robustness they considered sites as small as 2 hectares 
within existing centres.  

8.5.5 The Council’s retail consultant agrees that the parameters set out within the RIA represent 
a significant degree of flexibility and a reasonable basis on which to assess the suitability of 
sequentially preferable sites.  They did however suggest that the applicant should provide 
clearer explanation of the relationship between the DOC and the expansion of other retail 
uses that form part of the application scheme, which the RIA describe as ‘essential’ and 
‘complementary’. In particular, further detail was requested in terms of the relationship 
between the DOC, existing retail floorspace and the proposed @Home unit, and the 
requirements for co-location. This is important in terms of confirming that reasonable 
flexibility has been applied and that sequentially preferable sites have been considered on 
an appropriate basis.

8.5.6 In response to this the applicants in their Addendum RIA refer to the existing outlet and full 
price retail offer at the site, comprising Boundary Mill stores and the Downtown Superstore, 
and states that a ‘substantial proportion’ of the comparison retail turnover of these existing 



stores is derived from residents within the secondary catchment area that has been identified 
for the proposed development (i.e. within a 30 to 60 minute drive time of the application site). 
The applicant considers that this underlines opportunities for future linked trips between the 
existing and proposed outlet and full-price shopping offer. 

8.5.7 The Addendum RIA goes on to confirm that the applicant is seeking to deliver a premium 
‘Tier 1’ DOC at the site and that this will ‘future-proof the Downtown business against the 
challenges of online retailing and make it fit for the 21st Century’. The proposed new 
Downtown@Home store is also expected to fit into this wider strategy seeking to provide a 
better showroom for Downtown’s bulky goods and creating a ‘more experiential retail 
environment to satisfy the desires of today’s consumer and the requirements of the retail 
brands themselves’. The Addendum RIA concludes that ‘this is a site-specific proposal and 
no other site would satisfy this commercial requirement’.

8.6 Representation on the Sequential Test

8.6.1 Newark and Sherwood District Council (NSDC) raised an objection to the proposed 
development (see appendix A).  NSDC appointed their own retail consultants Carter Jonas 
(CJ) to review the application.  In its advice to NSDC, CJ contends that the application 
scheme is capable of being considered as separate elements for the purposes of the 
sequential test. Whilst the applicant has adopted a threshold of 2 ha for the consideration of 
sequentially preferable sites, CJ considers that elements such as the large-format retail 
units, proposed leisure unit and proposed offices could be accommodated on smaller sites 
if disaggregated from the wider application scheme. 

8.6.2 The applicant has sought to provide further clarification in respect of the functional 
relationship between the proposed full-price and DOC retail floorspace, describing this as 
an extension or evolution of the current retail offer at the application site which already 
includes elements of bulky, non-bulky and ‘outlet’ comparison goods.  Whilst the applicant 
could have provided further justification and a more detailed explanation, the Council’s retail 
consultants PBA consider that, on balance, this is a reasonable proposition.

8.6.3 Carter Jonas highlighted particular issues with the proposed leisure (Class D2) unit and the 
proposed office floorspace. In terms of the former, PBA agreed that the Class D2 unit should 
have a functional relationship with the proposed DOC but that, subject to the imposition of 
appropriate conditions (which restrict the type of D2 uses and the hours of operation to 
ensure the D2 use is complementary to the wider development, and limit the size of the 
building to 2,096 sq.m of gross external floor space) it should not be necessary to consider 
this separately as part of the sequential assessment. Insofar as the proposed offices are 
concerned, PBA agreed with Carter Jonas that there is no clear functional relationship 
between this element and the wider application scheme, especially given the size of the 
proposed office floorspace (5,250 sq. m). However, the application site is currently allocated 
for employment uses and, the proposed offices would accord with the provisions of the 
adopted Core Strategy and would not therefore be subject to the sequential test under the 
terms of paragraph 86 of the NPPF.

8.6.4 Overall the Council’s retail specialists consider that, “on balance, a significant degree of 
flexibility has already been adopted in identifying sequentially preferable sites. We also 
consider that it is unlikely that it would be commercially viable for the applicant to deliver the 
proposed development as separate elements, and that it should not, therefore, be necessary 
for the applicant to consider smaller sites as part of its sequential assessment.”  The 
application is therefore considered to have complied with the requirements of the sequential 
test as set out in the NPPF.

8.7 Consideration of Other Candidate Sites

8.7.1 With regard to the search for sequentially preferable sites the applicant’s RIA identified 
seven alternative candidate sites within the PCA.  The applicant considered two 
sequentially preferable sites in South Kesteven.  These were the Bourne Core Area within 
Bourne Town Centre and the King31 site to the South of Grantham. The King31 site 



benefits from planning permission for the development of a large designer outlet village 
(application reference S17/1262).

8.7.2 The Council’s Site Allocations and Policies DPD identifies the area to the west of Bourne 
Town Centre’s Primary Shopping Area as the ‘Bourne Core Area’.  Policy SAP9 of the DPD 
states that planning permission will be granted for comprehensive mixed-use 
redevelopment of the area. The policy indicates that any redevelopment should include 
retail, leisure, business, office and cultural facilities.  The policy goes on to say that any 
such development should provide a range of floor sizes to reflect the historic urban 
character of Bourne, noting that the site is located within and adjacent to the Bourne 
Conservation Area.

8.7.3 The RIA discounts this site as unavailable (due to it containing multiple land ownerships in 
a range of actives uses) and unsuitable, on the grounds that at 2 ha it is not large enough 
to accommodate the proposed development. 

8.7.4 In terms of the King31 site, the RIA notes that the site is currently allocated for employment 
uses and that its development is dependent on strategic road improvements, the delivery 
of which is uncertain.  As such, the applicant queries the suitability and availability of this 
site. 

8.7.5 Planning permission has, however, recently been granted for the development of the 
King31 site as a designer outlet village. As such, the Council’s retail consultants and 
Officers do not agree that this site can be considered unsuitable or unavailable.

8.7.6 Notwithstanding this, the RIA goes on to state that, unlike the King31 site, the application 
site is an established retail destination with existing public transport connections to 
Grantham Town Centre and surrounding areas. As such, it is argued that ‘any reasonable 
judgement in terms of ‘preference’ between the two sites clearly favours the application 
site’.  Officers do not agree with this assessment either and do not consider the application 
site to be sequentially preferable to the King31 site.  

8.7.7 When considering application S17/1262 officers considered whether or not the King31 site 
was more sequentially preferable to the Downtown site and concluded that “The Downtown 
application is further from the town centre and travel distance 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 of the sequential tests set out in the NPPF”.  It is therefore 
considered that both sites would have similar status in sequential terms. The King31 site 
should not therefore be considered sequentially preferable to the application site at Old 
Great North Road.

8.7.8 In terms of settlements in neighbouring districts the RIA identified five candidate sites, two 
in Newark-on-Trent and three in Sleaford.  Newark-on-Trent is located approximately 25 
miles to the north of Grantham.  The RIA considers two alternative sites in Newark at 
Jessop Way and the site of the NSK factory on Northern Road. 

8.7.9 The RIA notes that the NSK site is an out-of-centre site that is allocated for mixed use 
development including ‘around 4,000 square metres (net)’ of comparison retail floorspace. 
Policy NUA/MU/3 of the Newark and Sherwood Allocations and Development DPD states 
that future redevelopment of the site is dependent on the preparation of a masterplan and 
the relocation of the current industrial occupier (NSK) to a new location within the Newark 
Urban Area.  Any retail development is expected to come forward in the post-2019 period.  
The council’s retail consultants note that in January 2017 the 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 Policy NUA/MU/3.  This included 
setting back the anticipated date for any retail development at the NSK site to post-2031. 

8.7.10 The RIA states that the local planning authority’s aspirations for the NSK site are not in 
accordance with the type and amount of retail development proposed by the application 
scheme.  It goes on to say that the site is also unsuitable due to its lack of accessibility 



from the strategic road network, and that redevelopment is subject to the existing occupier 
relocating to an alternative site.  Given that the site is not being actively marketed, the RIA 
concludes that this site is not available. It is therefore considered that this site is unlikely to 
be available within reasonable timescales.

8.7.11 The RIA indicates that the site at Jessop Way, Newark, is an out-of-centre site and that it 
is currently being marketed for Class B2 and B8 uses in accordance with an existing 
planning permission and the site’s allocation as employment land. Whilst available (albeit 
for alternative uses) the applicant discounts this site on the basis of its ‘unsatisfactory 
access from the strategic highway network’.  Carter Jonas in their assessment for NSDC 
also conclude that the site does not appear to be sequentially preferable for retail use, by 
virtue of its out-of-centre status.  The Carter Jonas assessment did however indicate that 
it may be able to accommodate the office element of the proposed development.  The 
council’s retail consultants have confirmed that they have previously found that there would 
be difficulty accessing this site from the A1 and therefore agree with the applicant’s 
assessment that the site at Jessop Way is unlikely to provide a suitable alternative to the 
application site.

8.7.12 Sleaford is the main centre within North Kesteven, located around 14 miles to the north 
east of Grantham. The RIA has considered three sites at Sleaford; the Bass Maltings and 
Advanta Seeds sites to the south of the town centre; and a site at East Road to the north 
of the town.  

8.7.13 The RIA considers the Advanta Seeds site to be an edge-of-centre site and notes that it is 
allocated within the Central Lincolnshire Local Plan for mixed retail, leisure, office and 
residential uses (Policy LP45).  Planning permission has previously been granted for the 
development of a Tesco foodstore at the site but the permission was not implemented. The 
Advanta Seeds site extends to 4.64 ha which the RIA states is not large enough for the 
proposed development, despite being above the 4 ha search criterion.  Notwithstanding 
this, the applicant goes on to argue that the site would be unsuitable due to its limited 
connections to the strategic road network.  The council’s retail consultant has advised that 
there may be various issues with access to this site (including a level crossing on the 
B1517) and, that on balance, this site is likely to be unsuitable for the proposed 
development. 

8.7.14 The applicant has also identified another site to the south of the town centre at Bass 
Maltings.  The former Maltings buildings provide over 50,000 sq. m of floorspace and are 
Grade II* listed.  Planning 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 sq. m of retail and restaurant 
floorspace. The planning permission has not yet been implemented, although the 
developer has sought to lift restrictions on implementation that relate to the delivery of a 
new link road which was expected to be part funded by the Tesco development at the 
Advanta Seeds site (this application 16/0323VARCON is understood to be pending 
determination).

8.7.15 The RIA states that the type and amount of development proposed is not in accordance 
with North Kesteven District Council’s ‘policy aspirations’ for the Bass Maltings site and 
that it is considered to be unsuitable and unavailable. The listed Maltings would pose a 
significant constraint on the proposed development and that the existing structures are 
unlikely to be suitable for the proposed development. It is also unlikely to be feasible to 
amalgamate the site with the Advanta Seeds site as the two are separated by a railway 
line.

8.7.16 In terms of the site at East Road, Sleaford, the RIA states that this site is allocated as an 
employment area within the Central Lincolnshire Local Plan and that available plots would 
provide only 3.34 ha of land. It goes on to say that the site has poor accessibility from the 
strategic highway network. Although it is considered that the East Road site has better 
access to the strategic highway network than is indicated by the applicant’s RIA (given its 



proximity to the A17), it is considered that the site is likely to be too small to accommodate 
the proposed development, even allowing for a reasonable degree of flexibility.

8.7.17 Following advice from the Council’s specialist retail consultants the applicants were asked 
to check that there are no other sequentially preferable sites available in the search area.  
The applicants confirmed that they had checked with the Council and that there were no 
further sequentially preferable sites available in the District.  Notwithstanding this as the 
Primary Catchment Area (PCA) extends beyond the boundaries of the district, the Council’s 
consultants undertook their own updated, high-level search focussing on Newark, Melton 
Mowbray, Oakham and Stamford. The only other site identified was the ‘Future Point’ site 
at Fernwood, Newark, which has outline planning permission for over 185,000 sq. m of 
Class B floorspace. However, this site would also be out-of-centre and cannot be 
considered sequentially preferable to the application site.

8.7.18 The Carter Jonas assessment prepared on behalf of Newark and Sherwood noted that the 
applicant had not considered the former highways depot at Great North Road or land at 
Northgate. PBA have advised that the former is no longer on the market, would provide 
less than 2ha and is currently compromised by proposals to dual the A46 which would 
require a portion of the site for junction improvements. In terms of land at Northgate, the 
availability of this site is not certain and, would require the significant disaggregation of the 
proposals, it is not therefore considered to be a suitable alternative due to its size.  Given 
the uncertainty of the availability of the site it is considered that this site would not meet the 
sequential test requirement set out in paragraph 86 of the NPPF which requires alternative 
sites to be available or expected to become available within a reasonable period.

8.8 Conclusions on the Sequential Test for Main Town Centre Uses

8.8.1 The RIA and Addendum RIA have been fully assessed and scrutinised in detail by the 
Council’s specialist Retail Consultant and Officers and it is concluded that there are no 
suitable sites occupying a sequentially preferable location to the application site.  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.  

8.8.2 Taking all of this into account it is considered that the 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.    The proposal is not in conflict with Policy S1 of the 1995 Local Plan.  
Although the site does not occupy a town centre location the policy does not specifically 
preclude non-town centre retail development.  In any case greater weight is given to CS 
Policy E2 than to the Policy S1 of the 1995 Local Plan as Policy S1 is considered to be out 
of date, making no reference to the sequential test.

8.9 Impact Assessment

8.9.1 Paragraph 89 of the NPPF states when assessing applications for retail and leisure 
development outside town centres, which are not in accordance with an up-to-date plan, 
local planning authorities should require an impact assessment if the development is over 
a proportionate, locally set floorspace threshold (if there is no locally set threshold, the 
default threshold is 2,500m Sqm of gross floorspace).  This should include assessment of:

 The impact of the proposal on existing, committed and planed 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 retail catchment (as applicable to the scale 
and nature of the scheme)

8.9.2 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.

8.9.3 Policy E2 of the Core Strategy 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 E2 indicates that 
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.

8.9.4 The submitted Retail Impact Assessment (RIA) and subsequent Addendum RIA assessed 
the impact of the proposed development 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 proposals is 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 proposed retail element of the development would have an 
acceptable impact on the vitality and viability of existing retail offerings.  In line with 
paragraph 8.6.3 the controls on the leisure element of the development and its functional 
relationship with the proposed DOC mean that it is considered that there would not be a 
significant impact on the town centre leisure economy. 

8.9.5 The submitted RIA adopts a base year of 2017, which is when the household survey of 
existing shopping patterns within the proposed catchment area was undertaken.  The 
proposed development is expected to be completed as a single phase and to be trading 
by the end of 2020.  The adopted design year for the assessment of impacts is 2022 (two 
years after opening at which point trading patterns are expected to have become 
established).  The Addendum to the RIA extended the design year for impact testing to 
2025.  These timeframes are consistent with the requirements of the NPPF and advice 
contained within the Planning Practice Guidance.

8.9.6 The primary catchment area (PCA) for the development is based on a 30 minute drive time 
and the secondary catchment area (SCA) is based on a 30 to 60 minute drive time.  The 
RIA explains that the identified catchment area is the same as that adopted for the King31 
planning application (S17/1262).  The Council’s retail consultants have confirmed that the 
catchment area is extensive and reflects their understanding of the wide trade draw of 
large-scale DOCs.  They have, however, noted that they anticipate that the proposed bulky 
goods floorspace will predominantly draw trade from a smaller catchment area, but will 
benefit from linked trips with the DOC.  The catchment area is therefore considered to be 
appropriate.

8.9.7 The RIA addresses future population and retail expenditure within the catchment area.  The 
population of the catchment area is estimated to be 3.53 million in 2017 increasing to 3.65 
million in 2022.  These figures are similar to the population data presented as part of the 
King31 development and are considered to be robust figures for the purposes of the 
assessment.

8.10 Expert Consideration of Impact 

8.10.1 The RIA calculates that the total available comparison goods expenditure for the whole of 
the catchment area would be £11,548 million in 2017, rising to £13,761 million in 2022.  
This is an expected increase of approximately £2.2bn (about 19.2%) over the period 2017 
to 2022.  Following receipt of the additional information contained within the Addendum 
RIA the Council’s retail consultant confirmed they are content that the expenditure growth 
figures utilised in the applicant’s assessment are broadly in line with those from other 
published sources and are therefore acceptable.

8.10.2 The RIA also contains an assessment of the health of the town centres within the 
catchment area.  The Council’s retail consultants have made the following comments 
having regard to the applicant’s RIA and the assessment they undertook as part of the 
review of the King31 application:

 “We remain of the view that Grantham Town Centre is performing relatively weakly 
when compared to other centres within the PCA.  Sleaford is another more vulnerable 



town centre and whilst we note that investment in the Riverside Shopping Centre is 
now complete, we understand that the vacancy rate remains relatively high.

 Other town centres within the PCA are generally performing well, especially 
Stamford, Newark and Oakham.

 Within the SCA, the main city centres are generally performing strongly.  We consider 
that Derby still faces some challenges in terms of the regeneration of its city centre 
but note that it is located on the peripheries of the proposed development’s 
catchment area.

 Elsewhere within the SCA, the performance of smaller town centres varies quite 
considerably.  Whilst we note that there are a number of strong town centres within 
the SCA, there are also centres that face a number of challenges, including Corby 
and Mansfield.”

8.10.3 In order to estimate the impacts of the proposed development on retailing within the 
specified catchment area the applicant commissioned NEMS Market Research to 
undertake a telephone household survey.  This included 2,000 interviews, with a minimum 
of 100 interviews being undertaken in each of the 20 survey zones.  The Council’s retail 
consultant has confirmed that NEMS is the UK market leader in undertaking this type of 
survey and that they have a high degree of confidence in the results provided. 

8.10.4 The RIA shows comparison market shares for the main destinations within the catchment 
area (excluding special forms of trading (SFT) such as non-store based expenditure such 
as internet sales, mail order and temporary market stalls).  Across the entire catchment 
area, Grantham is estimated to have a comparison retail market share of 1.6 per cent, 
ahead of Stamford (1.3 per cent) and Newark (1.3 per cent).  No other centre within the 
PCA has an overall market share of more than 1 per cent.  Of the centres within the SCA 
Nottingham City Centre holds the highest overall market share (12.3 per cent), followed by 
Leicester City Centre (9.8 per cent) and Derby City Centre (6.8 per cent).  Peterborough 
City Centre and Lincoln City Centre held market shares of 5.4 per cent and 5.2 per cent 
respectively.

8.10.5 The RIA shows that Grantham Town Centre draws a turnover of approximately £188 million 
from the PCA and just under £200 million from the entire catchment area.  Stamford Town 
Centre has the second highest turnover of any centre within the PCA, drawing 
approximately £93 million from the PCA and a total of £160 million across the entire 
catchment area.  The dominant centre within the SCA is Nottingham City Centre with an 
estimated comparison retail turnover of £1,392 million, of which only £86 million is drawn 
from the PCA.  In comparison Lincoln City Centre has an estimated turnover of £689 million 
from the entire catchment area of which a significant £333 million is drawn from residents 
of the PCA.  There is also significant comparison retail expenditure ‘leakage’ from the PCA 
to Peterborough City Centre (£75 million) and Leicester City Centre (£34 million).  It should 
be noted that the turnover figures represent trade drawn from the catchment area of the 
proposed development and do not necessarily reflect the total comparison retail turnover 
of these destinations, especially those located on the edges of the catchment area of the 
proposed development and whose own catchment area may extend beyond the catchment 
area used for this assessment.

8.10.6 The RIA sets out the estimate turnovers of existing destinations within the catchment area 
in the ‘no development’ scenario.  The ‘no development’ scenario is the future baseline 
position in which the turnover of existing centres and destinations is estimated on the basis 
of population and expenditure growth within the catchment area and excluding the impacts 
of new retail floorspace development over the assessment period.  The RIA estimates the 
comparison retail turnover of Grantham Town Centre would grow to £237.9 million in 2022.

8.10.7 The proposed DOC retail turnover is based on a total gross internal floorspace of 
15,305sqm which is expected to equate to a net sales area of 11,479sqm.  This assumes 
a net/gross floorspace ratio of 75 per cent.  The net sales floorspace within the DOC is 
expected to trade at a sales density of £5,814 per sqm in 2017 (this is based on the figure 
of £5,700 in 2016 adopted by the King31 planning application and grown at a rate of 2 per 
cent per annum).  This sales density figure is considered to be consistent with other 



designer outlet centres within the UK.  Based on this the RIA shows that the proposed 
DOC is expected to generate turnover of £66.74 million in 2017 rising to £73.68 million in 
2022 (which is again based on a sales density growth rate of 2 per cent per annum).

8.10.8 The proposed Downtown@Home unit is expected to provide a gross internal area of 
4,819sqm.  The RIA applies a net/gross ratio of 80 per cent to calculate an estimated net 
sales area of 3,855sqm.  The council’s retail consultants have confirmed that this is an 
appropriate approach based on the fact that the unit will be used for the sale of bulky goods.  
A sales density of £2,734 per sqm has been applied to the net sales area.  This figure is 
based on the average sales density for ‘Grantham Out of Centre Floorspace’ identified by 
the Council’s Retail Study.  The Council’s retail consultants have indicated that the sales 
of bulky goods from this unit would need to be controlled by way of a planning condition.

8.10.9 The Downtown@Home unit is expected to generate total comparison retail turnover of 
£10.54 million in 2017 rising to £11.64 million in 2022.  The combined turnover of the 
proposed retail floorspace is therefore expected to be £77.28 million in 2017, rising to 
£85.32 million in 2022.  As such, the proposed Downtown@Home unit will account for 
approximately 14 per cent of total turnover in 2022, with the proposed DOC accounting for 
the remaining 86 per cent.  The council’s retail consultants have confirmed that the 
assumptions applied in calculating these figures are robust and that the estimated turnover 
figures are realistic.

8.10.10 The RIA states that the future turnover from the proposed redeveloped Downtown Garden 
Centre facility has been excluded from the quantitative assessment of retail impacts.  This 
is on the basis that the replacement Garden Centre will be approximately 34 per cent 
(2,882sqm GEA) smaller than the existing facility and is expected to offer a similar range 
of goods.  As such, the RIA states that ‘at best, we expect it will trade at ‘equilibrium’ with 
impact thus within existing levels’.  The Addendum RIA provides further justification for 
excluding the Garden Centre from the impact assessment and the Council’s retail 
consultant has concluded that so long as the sales floorspace to be provided as part of the 
new Garden Centre is not used for the sale of a significant range of non-bulky goods, such 
as clothing and giftware, the Garden Centres does not need to be included as part of the 
quantitative assessment of retail impacts.

8.10.11 The RIA estimates that the proposed development will draw 37.5 per cent of its total 
comparison retail turnover from residents within a 30 minute drive time from the application 
site (the PCA), 55 per cent from residents within a 30 minute to 60 minute drive time (the 
SCA), and 7.5 per cent from outside the catchment area.  These assumptions are the same 
as applied within the retail impact assessment prepared to support the King31 planning 
application.  

8.10.12 The Council’s retail consultant has queried these assumptions and considers it likely that 
a higher proportion of the proposed development’s turnover would be drawn from the PCA 
(42.5 per cent from the PCA and 50 per cent from the SCA).  The Council’s consultant has 
advised that this is based on the fact that the proposed DOC would be smaller than the 
scheme allowed at the King31 site under planning application S17/1262, that it included 
new comparison retail floorspace for both full price and outlet goods, and that, in their 
opinion, the proposed DOC would be more likely to attract mid-market operators whose 
offer may more clearly overlap with that of nearby town centres.  These concerns were 
also shared by Carter Jonas in the advice they prepared for Newark and Sherwood District 
Council.

8.10.13 The applicants responded to these comments in the addendum RIA and state that they are 
committed to the delivery of a ‘Tier 1’ DOC targeted at premium retailers and brands, that 
it will provide sufficient ‘critical mass’ of retail floorspace to attract such operators, and that 
the existing full price/outlet retail facilities at the application site also draw trade from a wide 
catchment area.  The addendum to the RIA indicates that the existing Downtown and 
Boundary Mills stores draw 72 per cent of their turnover from the PCA and 28 per cent from 
the SCA.



8.10.14 The Council’s retail consultant has noted the applicant’s commitment that the proposed 
DOC will operate as a premium retail destination and confirmed that if the development is 
approved it will be necessary to apply appropriate controls to ensure that future trading 
from the development reflects the assumptions contained within the applicant’s 
submissions which form the basis on which the application has been assessed.

8.10.15 The Council’s retail consultant, however, remain of the view that the application scheme is 
likely to draw a higher proportion of its future turnover from residents within the PCA (42.5 
per cent) and consequently a smaller proportion from the SCA (50 per cent).  They agreed 
with the applicant’s assumptions that there would be a 7.5 per cent ‘inflow’ from outside of 
the catchment area given the location of the site close to the A1.  The Council’s retail 
consultants have taken this into account when they considered the applicant’s revised 
assessment of trading impacts.

8.11 Summary of Cumulative Retail Impacts

8.11.1 The Addendum to the RIA provides an updated quantitative assessment of the impacts of 
the development.  This takes into account the King31 Designer Outlet Centre that was 
approved under application S17/1262.  The assessment adopts four scenarios for 
cumulative trade impacts which, in summary, cover aggregate trading impacts (the highest 
cumulative retail impact – assuming no trading interactions between the two DOCs) and 
three other scenarios whereby each of the DOCs trades at lower sales densities due to 
competition between the two destinations.  These reduced sales densities have been set at 
50 per cent, 70 per cent and 75 per cent of the assumed benchmark sales densities.  The 
assessment period has also been extended to 2025 to account for the future implementation 
of the second phase of the King31 development.

8.11.2 The table below sets out a summary of the estimated trade impacts on key defined centres 
under the four scenarios.  This indicates that under the ‘worst case’ scenario trade impact 
on Grantham Town Centre would total 4.7 per cent, this reduces under the other scenarios.  
The highest cumulative impact would fall on Newark-on-Trent Town Centre with a ‘worst 
case’ figure of 6.5 per cent.

8.11.3 The other centres expected to experience a ‘worst case’ impact greater than 4 per cent 
include Melton Mowbray (5.3 per cent) and Oakham (4.1 Per cent).  In terms of other town 
centres within South Kesteven, Bourne Town Centre is expected to experience trade 
impacts of up to 2.9 per cent and Stamford Town Centre impacts of up to 3.5 per cent.  Other 
main destinations would experience impacts of less than 3 per cent, with Lincoln City 
experiencing the highest potential level of trade impact at up to 2.8 per cent.



Copy of Table B from Addendum to the RIA – Summary of cumulative retail impacts, 2025
Aggregate

(Worst 
Case)

Impact
2025

Impact 
assuming 
25% less 

‘DOC’ Sales
2025

Impact 
assuming 
30% less 

‘DOC’ Sales
2025

Impact 
assuming 
50% less 

‘DOC’ Sales
2025

% % % %
Zone 1
Grantham Town Centre 4.7 3.7 3.4 2.6
Zone 3
Bourne Town Centre 2.9 2.2 2.1 1.6
Sleaford Town Centre 3.3 2.6 2.4 1.8
Zone 4
Stamford Town Centre 3.5 2.7 2.6 1.9
Zone 5
Bingham Town Centre 2.2 1.7 1.6 1.2
Newark-on-Trent Town Centre 6.5 5.0 4.7 3.5
Zone 6
Melton Mowbray Town Centre 5.3 4.1 3.9 2.9
Zone 7 
Oakham Town Centre 4.1 3.2 3.0 2.3
Uppingham Town Centre 0.1 0.1 0.1 0.0
Zone 8
Lincoln City Centre 2.8 2.1 2.0 1.4
Zone 10 
Market Deeping Town Centre 1.5 1.2 1.1 0.8
Peterborough City Centre 2.0 1.5 1.4 1.1
Zone 11
Huntingdon Town Centre 1.0 0.8 0.7 0.5
Zone 12
Corby Town Centre 1.2 0.9 0.8 0.6
Zone 13
Leicester City Centre 1.0 0.8 0.7 0.5
Zone 15
Nottingham City Centre 1.6 1.2 1.1 0.8

8.12 Representations on Impact

8.12.1 As already mentioned Carter Jonas (CJ) prepared their own impact assessment on behalf 
of Newark and Sherwood District Council (NSDC), focussing on the impacts of the 
development on Newark.  This suggests the development would have higher trade impacts 
on Newark Town Centre than the applicant’s revised impact assessment, including solus 
impact of 5.4% and cumulative impacts of between 7.1% and 8.6% in 2022.  The main 
reason for these higher trade impacts is that CJ makes an allowance for uplift in the turnover 
of the existing retail floorspace at the application site which adds additional retail turnover of 
almost £24 million in 2022.  The Council’s retail consultant has advised that if the additional 
turnover included by CJ is removed they would expect that their model would indicate similar 
levels of trade impact to the applicant’s revised assessment.

8.12.2 In order to limit the potential for the scenario modelled by CJ materialising (i.e. that bulky 
goods are moved from the existing downtown store in to the proposed Downtown@Home 
unit and the floorspace in the existing store being repurposed for the sale of non-bulky 
goods) the Council has sought legal advice and been advised that this can be controlled 
through a Section 106 planning obligation restricting the use of an area of floorspace in the 
existing store equivalent to the sales area of the proposed Downtown@Home unit to bulky 
goods sales only.  This would mitigate some of the impact envisaged by Newark and 
Sherwood District Council in that the existing area of floorspace used for bulky goods sales 



in the existing store would be retained and could not be used for the sale of non-bulky goods 
(A total area equivalent to 3,149 sqm). 

8.12.3 The city of Lincoln Council and Peterborough City Council has also raised objections to the 
proposed development on the grounds that it will impact on the vitality and viability of the 
City Centres.  The proposed development could result in Lincoln City experiencing a 
potential level of trade impact up to 2.8 per cent and Peterborough City experiencing a trade 
impact of up to 2.0 per cent.  It is considered that such levels of impact would not significantly 
harm the vitality and viability of these centres.

8.12.4 Lichfields have objected to the proposed development on behalf of their client intu Properties 
Plc who own and manage the intu Victoria Centre and intu Broadmarsh in Nottingham.  They 
have raised concerns that the applicants submitted retail impact assessment does not 
consider the impact on existing committed planned investment in Nottingham City centre 
(i.e. the intu Broadmarsh redevelopment and extension and the intu Victoria Centre 
extension).

8.12.5 Council officers consider that the sequential assessment and retail impact assessment 
submitted by the applicant have been undertaken in accordance with the requirements of 
the NPPF.  The Council’s Retail Consultant has specifically considered the comments 
submitted by Lichfields and advised that it is not necessary for committed in-centre schemes 
such as the Victoria and Broadmarsh Centre developments to be included within the 
cumulative impact assessment set out in paragraph 89 of the NPPF and that such schemes 
are expected to promote trade within, and healthy competition between, town centres. The 
reason for this approach is that significant in-centre commitments will improve the turnover 
of existing centres, clawing back trade from and diluting the impact of out-of-centre retail 
destinations. If in-centre commitments were included in a cumulative impact assessment it 
becomes difficult to determine between trade impacts that are subject to the relevant policy 
tests and those that aren’t  The Council’s retail consultant has indicated that this reflects the 
approach to the assessment of cumulative impact undertaken in respect of the permitted 
proposals for a designer outlet village at Mill Green, Cannock, which was accepted by the 
Secretary of State when deciding not to call the application in for determination purposes.  

8.12.6 The Councils consultant has also advised that they have considered the impacts of the 
proposed development on the intu proposals under the terms of the first criterion of 
paragraph 89 of the NPPF (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 
concluded that the application scheme would not give rise to significant adverse impacts.  
This conclusion is reinforced by the fact that intu has confirmed that they are proceeding 
with the implementation of the Broadmarsh scheme. 

8.12.7 Buckminster Estates and Rioja Developments (the promoters of the Grantham Designer 
Outlet Village (GDOV) at the King 31 site) have also submitted objections to the proposed 
development.  A full copy of the objections is available at appendix E, however the key 
concerns can be summarised as follows:

1. Concerns over the validity of the applicants supporting retail impact assessment (RIA) 
and in respect of the cumulative impacts of existing and proposed retail floorspace at 
the Downtown site on town centre vitality and viability.

2. Concerns in respect of the impact of the proposed Downtown development on 
investment within Grantham Town Centre.

3. Criticism of the design/format of the application scheme and the ability of the scheme to 
deliver a ‘Tier 1’ designer outlet development.

4. Concerns over the scope of the planning obligations and conditions and the ability to 
control the development if the application was approved.

8.12.8 Following concerns raised by the Council’s Retail consultant and the objections from 
Buckminster and Rioja the applicants retail consultants have updated their analysis to 
undertake additional retail impact sensitivity testing.



8.12.9 The objections from Buckminster suggest that there are two scenarios that require further 
consideration.  The first scenario suggests that the existing retail floorspace at the 
application site, within the existing Downtown store, could be subdivided and used by a 
range of different non-outlet retailers, thereby changing the overall nature of the Downtown 
development and potentially increasing trade impacts on nearby town centres.  It should 
however be noted that there are currently no restrictions on the existing store and this 
scenario could therefore currently occur under the existing planning consent at the site.

8.12.10 Officers have discussed the issue with the applicants and propose a number of appropriate 
restrictions through a s106 agreement in order to control the ability of the applicants or 
future occupiers of the existing store to subdivide the building in to smaller units or to 
increase the proportion of floorspace used for the sale of non-bulky goods. On this basis, 
the Council’s retail consultant has indicated that in their professional opinion this represents 
a benefit over the extant position.  Third party objectors to the development have suggested 
the potential for the existing retail floorspace at the application site to be occupied by 
alternative retailers should be modelled as part of the retail assessment.  However the 
Council’s retail consultant has indicated that, in their opinion, in the context of the extant 
position, and, crucially the controls proposed such an assessment is unnecessary in 
determining the acceptability of the proposals, and officers concur with this position.

8.12.11 The second scenario proposes that the existing retail floorspace at the application site 
could be repurposed and used to provide additional outlet centre floorspace which would 
be beyond that envisaged by the current application.  The Council’s retail consultant has 
advised that the potential for any such impact would be significantly restricted by the 
proposed Section 106 obligation which would restrict the subdivision of the existing 
floorspace so that no units of less than 929 sq.m could be created.  There would also be 
an obligation limiting the area of floorspace that could be used for the sale of non-bulky 
comparison goods in the existing store.  The Council’s retail consultant has indicated that 
even if some of the existing retail floorspace was to be occupied by outlet retailers it is 
unlikely that this would result in higher trade impacts on nearby town centres given that 
such retailers would be expected to trade at lower sales densities and draw trade from a 
wider area than full-price retail operators. The comparative position invited by the Applicant 
is little different from the extant baseline therefore.

8.12.12 Additional Retail Impact Assessment Sensitivity Testing

8.12.13 Following concerns raised by the Council’s retail consultant and third parties, the applicants 
have undertaken additional Retail Impact Assessment Sensitivity Testing.  The RIA 
Sensitivity Testing applies amended assumptions in relation to trade draw to the application 
scheme.  The additional testing considers the potential for a higher draw of 42.5% from the 
primary catchment area and 50% from the secondary catchment area and 7.5% from 
beyond the overall catchment area.

8.12.14 The results of the additional testing, utilising the revised assumptions identified in the above 
paragraph were in a ‘worst case’ scenario, whereby the two designer outlet schemes draw 
no trade from one another the RIA Sensitivity Testing indicates that the cumulative trade 
impacts of the proposed development on Grantham Town Centre in 2025 would be -5.26%, 
-5.72% for Melton Mowbray Town Centre and -6.79% for Newark Town Centre.  In reality 
it is implausible that there would be no trading interactions between the two outlet facilities 
that could be developed at Grantham and the Council retail consultants have indicated that 
a cumulative impact scenario whereby both designer outlet centres trade at 25% below 
benchmark levels is far more realistic.

8.12.15 Taking account of the ‘worst case’ scenario even though it is highly unlikely that both outlet 
developments would be constructed, operate at full capacity and have no trading impact 
on one another it is still considered that the proposed development would not result in 
significant adverse impacts in terms of the criteria set out in paragraph 89 of the NPPF and 
would not significantly impact the vitality and viability of adjacent town centres, subject to 
the control measures outlined in this report being imposed on any planning consent.



8.12.16 Concern has also been raised in relation to the design and layout of the proposed scheme 
and the future relationship between the full price and outlet retail provision proposed at the 
site.  A key component of this argument is that the application scheme will not be attractive 
to premium outlet operators due to its design and its proximity to the full –priced and middle-
market outlet retail offer currently provided by Downtown and Boundary Mills.  Buckminster 
and Rioja, promoting the King31 site, have therefore indicated that in their opinion the 
proposed development would not be capable of operating as a ‘Tier 1’ designer outlet 
centre that is capable of attracting the premium brands.

8.12.17 The applicant’s agent has responded along with Freeport Retail who are working in 
partnership with Oldrids & Downtown to deliver the proposed development.  They have 
indicated that they are confident that they can deliver a scheme which will be attractive to 
‘Tier 1’ retailers.  Freeport have indicated that they have a proven record of delivering retail 
outlet centres across Europe. Most recently The Village in Villefontaine, France which 
opened in May 2018.

8.12.18 The applicant’s agent has also pointed out that the development at Cheshire Oaks sits 
immediately adjacent to full price retail and has worked successfully.

8.12.19 The Council’s retail consultant has indicated that they have some sympathy with the view 
of third party objectors that the delivery of two ‘Tier 1’ developments at Grantham would 
not be a commercially viable proposition.  However Rioja have acknowledged that ‘it is not 
the function of the UK planning system to regulate market competition issues and that if 
the two schemes were similar it could be considered right to grant permission for both and 
‘let the market decide’.  However Rioja go on to set out why the schemes should not be 
considered comparable.  Notwithstanding this, both the development proposed at the King 
31 site and the development the subject of this application will require significant 
investment to be implemented and investors will be aware of the planning restrictions 
placed on both schemes.  It is the Council’s retail consultant’s opinion that in reality only 
one of the schemes is ever likely to be implemented, built and let and that it will be the 
most commercially viable of the two proposals which is ultimately developed.

8.12.20 Notwithstanding this point both officers and the Council’s retail consultants are satisfied 
that appropriate controls have been recommended to ensure that the proposed retail 
development at the site would operate in the manner envisaged regardless of whether the 
King 31 development is delivered.

8.12.21 With regard to the proposed controls, concern has been raised in relation to the proposed 
‘no poaching clause’ which would form part of the S106 obligations.  A ‘no poaching clause’ 
was imposed on the planning permission for the designer outlet village at the King 31 site.  
This prevents any retailer present within Grantham Town Centre from occupying space 
within the proposed development unless they commit to maintaining a Town Centre 
presence whilst they occupy a retail unit on the King 31 site.  In the case of this current 
application it is proposed that the ‘no poaching’ clause will apply to the town centres at 
Grantham, Newark and Balderton, and that the town centre retailers would only be able to 
occupy space within the proposed development if they commit to maintaining a town centre 
presence for at least five years.  The clause would relate to both the existing retail building 
and the proposed new DOC development.

8.12.22 Some of the objections have raised concerns about the proposed wording of this clause, 
in particular the fact that it would be limited to a 5 year period.  The applicant’s agent has 
indicated that the proposed approach has been endorsed as lawful by recent planning 
decisions and case law including the High Court decision in R (Skelmersdale) v West 
Lancashire BC [2016] EWHC 109 (Admn) and the Scotch Corner Designer Outlet Village 
decision of the Secretary of State.  Given that similar worded restrictions, including the 5 
year time period, have been used and upheld in law it is considered that the proposed 
wording can be considered an acceptable mechanism for controlling the proposed 
development, including the minimum five year time limit which is considered to be 
proportionate and to act as a considerable deterrent to the relocation of existing town 
centre retailers.  The Council’s Retail Consultant has considered the use of a 5 year period 



and in the context of this proposal considers that to be acceptable.  It is therefore 
considered that such a restriction should form part of the suite of planning controls and that 
this should apply to both the existing floorspace as well as the proposed designer outlet 
centre.

8.12.23 In addition to the above, the objection from Buckminster also included a legal opinion from 
Bill Hicks QC in relation to the proposed application, to which the promoters have provided 
advice from Richard Harwood QC.  The Council’s own legal advice has been sought which 
has concluded that there is no in principle objection to the favourable determination of this 
application. That determination is essentially based upon a series of planning judgments 
which are discussed within this report. Moreover it is important to remember that there is a 
commercial motivation behind the competing representations, in particular some degree of 
caution has to be applied to the complaints of the operator of the consented scheme that 
a rival scheme cannot be controlled to operate in a similar way. Officer’s view is that that 
similar controls are proposed in both cases.  Accordingly the counsel’s own legal advice is 
that there is no legal impediment to the grant of permission in this case based upon the 
representations founded upon Mr Hick’s opinion.

8.13 Conclusion on the Impact Assessment

8.13.1 The application has been assessed on the basis of the ‘worst case’ scenario in retail impact 
terms where both the King31 and the Downtown designer outlet centres are constructed and 
operated and sensitivity testing has also been carried out.  This assessment has taken into 
account the third party objections to the development and the additional information and 
addendums provided by the applicant.  Whilst there has been criticism of the submitted 
supporting information the Council’s consultants and Officers are nonetheless satisfied that 
a robust assessment has been undertaken.

8.13.2 Taking all of the above into account and the specialist advice provided by the Council’s retail 
consultants PBA, Officers concluded that the proposal would not significantly harm the 
vitality or viability of any existing retail centres.  The proposed development would support 
and enhance Grantham’s status as a sub-regional centre and growth point.  The proposals 
therefore comply with the requirements of the NPPF and Policy E2 of the adopted Core 
Strategy.  

8.13.3 In terms of the emerging local plan, Policy GR4 relates to Grantham Town Centre and 
requires a sequential approach to the location of retail development and a retail impact 
assessment for developments for main town centre uses outside of the town centre.  In this 
respect the emerging policy is similar to that of the current adopted policy.  

8.13.4 Whilst it is unlikely that two large DOCs aimed at high-end retailers and brands in close 
proximity would be commercially viable (it is likely that the market will deliver only one of the 
schemes) nonetheless the Council is obliged to carry out the assessment on the basis of 
both DOCs being fully operational and consider their cumulative effects, since that prospect 
cannot be ruled out.  

8.14 Socio-economic considerations

8.14.1 The applicant has submitted a Socio–Economic Impact Statement and a subsequent 
Addendum Assessment in support of the application.  The study considers the net social 
and economic impacts of the proposed development, and specifically seeks to quantify the:

 Direct retail impact in terms of additional local retail jobs;
 Direct employment impact from new local jobs from other uses in the development;
 Indirect / wider social and economic impacts from the scheme; and
 Temporary construction jobs enabled through the scheme.

8.14.2 The Socio-Economic Impact Statement seeks to establish a baseline socio-economic 
position for the local area.  The main findings were:



 “South Kesteven’s predominant industry is wholesale and retail trade and repair of motor 
vehicles and motorcycles;

 Wage levels for those living in South Kesteven are lower than those living in the East 
Midlands or in Great Britain more generally;

 Those working in South Kesteven have lower wages than those who work in the Wider 
Impact Area (North Kesteven District, Newark & Sherwood District, Rutland Unitary and 
Melton Borough), the East Midlands and Great Britain;

 Unemployment in South Kesteven is lower than in the East Midlands and nationally; 
 The number of people claiming work related benefits in South Kesteven is also lower 

than both the East Midlands and the national average;
 Overall, South Kesteven’s population is less skilled than that of the East Midlands and 

Great Britain; and
 A greater number of people are travelling out of South Kesteven to find work than are 

travelling in.”

8.14.3 The applicant’s socio-economic report highlights the importance of construction jobs to the 
national economy in terms of helping to drive the economic growth and improve productivity.  
The report indicates that as construction employment is very mobile and often involves large 
construction companies, it is likely that a large proportion of the construction job will be filled 
by people outside of the local area (50%).  The development is likely to generate 480 
construction jobs. As a result the net local construction jobs per annum for the build period 
would therefore be 240 over 2.5 years.

8.14.4 In terms of direct employment benefits it is estimated that the proposed development will 
generate approximately 1,300 Gross Additional Full Time Equivalent (FTE) jobs.  This 
equates to 1,730 gross additional total jobs (i.e. full and part time).  The report states that 
Oldrid & Co have a demonstrable record of recruiting and retaining local employees 
(currently 90% in this location).  Given this record it is assumed that there will be 10% 
leakage of the jobs outside of the district.

8.14.5 Taking the above into account and relevant displacement and multiplier effects the 
Addendum Socio-Economic Impact Assessment indicates that the development would result 
in an estimated net additional FTE jobs figure of 1,239 and a net additional total jobs figure 
(full & part time) of 1,648 within South Kesteven.

8.14.6 In terms of wider benefits the report indicates that there is significant ‘leakage’ of spend to 
DOCs outside of the Primary Catchment Area, including Bicester Village Outlet, East 
Midlands Designer Outlet, Springfields Outlet Shopping Centre and York Designer Outlet .  
The provision of a high quality DOC in Grantham would therefore facilitate competition with 
other DOCs and help ‘clawback’ some of this spend.  The report also indicates that Designer 
Outlet Centres have a proven track record of attracting tourists and it is expected that the 
application scheme will target the tourist market with its marketing mix.  .  Although no 
specific data has been provided at this stage it is considered extremely likely that some 
visitors will make linked trips to Grantham and other nearby towns and therefore helping to 
support the local economy further by spending on the other attractions in the area.

8.14.7 The proposals also include a new Training Academy which aims to support the development 
of local residents and businesses.  The Training Academy will introduce opportunities for 
further learning and career development and will be provided in association with local 
educational establishments and business.  Grantham College has confirmed that they have 
been in discussion with the applicants and that they fully support the proposals.  The Training 
Academy would be secured via a planning obligation.

8.15 Conclusion on Socio-Economic considerations

8.15.1 The Council appointed AMION Consulting to undertake a review of the applicant’s Socio-
Economic Impact Statement and its Addendum.  Amion have advised that overall the Socio-
Economic Impact Statement (October 2017) report combined with the Addendum Note 
(March 2018) provides a reasonable and fair assessment of the potential benefits from the 
proposed scheme.



8.15.2 Whilst it is difficult to definitively determine the likely socio-economic impacts of a 
development of this nature it is considered that there are reasonable prospects that the 
proposed scheme would provide the following socio-economic benefits:

 Up to 240 net local temporary construction jobs per year over the 2.5 year construction 
period

 Up to 1,239 full time equivalent or 1,648 total (full & Part-time) local jobs
 The opportunity to clawback spend currently ‘leaked’ to other Designer Outlet Centres 

outside of the district
 Increase tourism and visitor footfall to the local area
 Enhance the image of Grantham as a retail, leisure and visitor destination
 Provision of start-up office accommodation to support small businesses
 Planning obligations for town centre improvements within Grantham 
 Educational links via the development of the Training Academy

8.16 Landscape and Visual Impact

8.16.1 Paragraph 127 of the NPPF states that planning policies and decisions should ensure 
that developments: 

a) will function well and add to the overall quality of the area, not just for the short 
term but over the lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate 
and effective landscaping; 

c) are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities); 

d) establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and 
distinctive places to live, work and visit; 

e) optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users; 
and where crime and disorder, and the fear of crime, do not undermine the 
quality of life or community cohesion and resilience. 

8.16.2 Paragraph 130 of the NPPF also states that permission should be refused for development 
of poor design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions, taking into account any local design standards 
or style guides in plans or supplementary planning documents. Conversely, where the 
design of a development accords with clear expectations in plan policies, design should 
not be used by the decision-maker as a valid reason to object to development. 

8.16.3 Policy EN1 of the adopted Core Strategy seeks to ensure that development proposals are 
appropriate to the character of the area in which they are to be situated and sets out a list 
of 14 criteria by which all development proposals are to be assessed against.

8.16.4 Chapter 8 of the supporting ES assesses the effects of the proposed development upon 
the surrounding landscape and visual environment.  The assessment notes that with regard 
to the Council’s Landscape Character Assessment (2007) the site lies on the boundary 
between the Trent & Belvoir Vale LCA and the Grantham Scarps and Valleys LCA. 

8.16.5 The Council’s Landscape Character Assessment considers the sensitivity of the Trent & 
Belvoir Vale LCA and states that:



“The landscape of the Trent and Belvoir Vale is medium to large in scale, with a simple 
and sometimes weak landscape pattern. There are few woodlands, which ensures open 
views are possible. Powerlines and the A1 ensure human influences. There are few 
landscape features of intrinsic sensitivity.

Landscape sensitivity to new employment and residential proposals is likely to be 
medium. Whilst the landscape itself contains relatively few sensitive features, there is 
little structure to help assimilate new development. Woodlands and trees in the 
landscape are typically associated with the settlement, so new development assimilated 
within existing settlement edges, could be mitigated by appropriate landscape proposals 
in keeping with the established character.”

8.16.6 The Council’s Landscape Character Assessment considers the sensitivity of the 
Grantham Scarps and Valleys LCA stating the following:

“The Grantham Scarps and Valleys character area is a complex area influenced by the 
surrounding character areas, and depending on the topography, landscape and human 
influences. The landscape is generally small in scale, and areas of particular sensitivity 
includes the historic Belton Park and the wooded and parkland slopes to the east of the 
town. There are some areas closer to the edge of town, containing little of intrinsic 
landscape interest that would offer the scope for development. New development and 
associated landscape planting could soften some of the existing hard urban edges to the 
town. Other areas are of medium sensitivity because of the landscape elements, visibility 
or general character. These areas may offer some scope for development if sensitively 
designed and mitigated. The plan at Figure 17 shows a broad area of sensitivity to new 
employment and residential purposes. Sensitivity would range from low to high, 
depending on the nature of the site, and the scale and type of the development proposal. 
In general terms new development should avoid the higher valley slopes, and should not 
establish new built development on the skyline.”

8.16.7 The application site is identified in the LCA as having a Low-Medium landscape 
sensitivity for employment and residential development.

8.16.8 The proposed development would be located within an established area of development, 
namely the A1 Triangle.  The proposal would not extend beyond the built edges of the A1 
Triangle and would not introduce any new features that are not already characteristic of 
this area.  Although this is only an outline application the application is accompanied by 
parameter plans which show that the proposed development will be in scale and 
character with the existing built form.

8.16.9 The ES notes that the construction phase of the development will result in some adverse 
temporary effects upon the visual amenity of the area due to the movement of 
construction traffic and associated works, together with a general disruptive immediate 
environment leading to a loss of tranquillity.  In terms of the effect of the construction 
phase upon the landscape character of the area it is considered that the perceived 
effects will be localised to the site and its immediate setting.  It is considered that the 
construction phase of the development will not significantly harm the character or 
sensitivity of the surrounding area.  The supporting ES does acknowledge that the 
proposed construction works will give rise to some adverse effects upon the receiving 
landscape and visual environment, however these will be localised and for a temporary 
period.

8.16.10 The operational phase of the proposal would result in development located within an 
established area of development, namely the A1 Triangle.  The proposals would not 
extend the prevailing built edges of the development in this area and would not introduce 
any feature that are not already characteristic of the development.  The site is located at 
the bottom of the scarp slope that separates Grantham and Great Gonerby from the 
wider vale to the north.  The proposals will therefore be viewed within the context of 
existing development and would not harm the prominent elevated landscape immediately 
to the north of the settlements.



8.16.11 Conclusion on landscape and Visual Impact

8.16.12 The proposed development replaces existing built form and garden centre trade areas 
with new contemporary built form and landscaped areas of public realm and parking.  
Although this is an outline application with the final detail design matters reserved for 
subsequent approval the parameter plans demonstrate that the scale and type of 
development would not appear out of character with the existing industrial and 
commercial development in the area.  There are no significant landscape features of note 
on the site currently and the proposed development would provide an opportunity for 
improved landscaping across the site, which would help to soften the proposed built form.  
Overall it is considered that the proposal will not result in significant harm to the landscape 
character or visual environment and would provide opportunities for high quality design 
solutions which could enhance the visual amenity of the area.  The proposed 
development would therefore comply with the requirements of the NPPF and those of 
Policy EN1 of the Core Strategy.

8.17 Ecology

8.17.1 Paragraphs 170 to 183 of the NPPF provide guidance and advice on how local planning 
authorities should consider conserving and enhancing the natural environment as part of 
the plan making and decision making process.  Paragraph 175 of the NPPF advises that 
local planning authorities should aim to conserve and enhance biodiversity by applying the 
following principles: 

 if significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission should be 
refused;

 development on land within or outside a Site of Special Scientific Interest, and which 
is likely to have an adverse effect on it (either individually or in combination with 
other developments), should not normally be permitted. The only exception is where 
the benefits of the development in the location proposed clearly outweigh both its 
likely impact on the features of the site that make it of special scientific interest, and 
any broader impacts on the national network of Sites of Special Scientific Interest;

 development resulting in the loss or deterioration of irreplaceable habitats (such as 
ancient woodland and ancient or veteran trees) should be refused, unless there are 
wholly exceptional reasons and a suitable compensation strategy exists; and

 development whose primary objective is to conserve or enhance biodiversity should 
be supported; while opportunities to incorporate biodiversity improvements in and 
around developments should be encouraged, especially where this can secure 
measurable net gains for biodiversity.

8.17.2 Policy EN1 of the adopted Core Strategy relates to the protection and enhancement of the 
character of the district and states that all development proposals and site allocations will 
be assessed in relation to amongst other things biodiversity and ecological networks within 
the landscape.

8.17.3 The submitted ES considers and assess the likely significant impacts of the development 
on the environment in respect of ecology and nature conservation.  The assessment has 
confirmed that there is one statutory protected site within 2km of the development site.  
Allington Meadows Site of Special Scientific Interest (SSSI), located approximately 1.53km 
to the west of the site.  No non-statutory sites were identified within the 2km radius search 
area.

8.17.4 The application site is currently significantly developed and is occupied by the existing 
Downtown Store and Garden Centre, a distribution centre and a significant area of 
hardstanding used for car parking.  There are a number of hedgerows running along the 
site boundaries.  



8.17.5 The ES indicates that a limited range of birds was observed during the survey.  No Species 
of Principal Importance for the conservation of biodiversity in England were recorded at the 
site.  It is however noted that there is a small risk of Species of Principal Importance 
potentially breeding at the site boundaries e.g. dunnock or song thrush.

8.17.6 It was also noted that a range of common birds are likely to nest in areas of trees and 
ornamental shrubs within the site and also potentially within the buildings, although the 
buildings have been assessed as having negligible potential for nesting birds.

8.17.7 All of the built structures have been assessed as having negligible or zero potential to 
support bat roosts.  This is based on the absence of any features likely to support bat 
roosts such as gaps at eaves or beneath roof tiles etc.  All of the trees on the site were 
also assessed as having negligible to zero potential to support bat roosts.

8.17.8 There was no evidence of badger activity observed at the site.

8.17.9 A total of ten water bodies have been identified within 500m of the site.  The assessment 
indicates that Great crested newts could potentially breed in six of the identified 
waterbodies and small numbers of great crested newts could potentially occur within the 
application site.  The assessment does however note that given the amount of large 
buildings on the site, the actively used car parks and extensive areas of hardstanding the 
potential is significantly limited.  Based the absence of previous records of great crested 
newts within 500m of the site and the distance between the site and the waterbodies the 
ES indicates that there is a low risk of great crested newts occurring within the site.

8.17.10 In order to mitigate the small potential for great crested newts being affected by the 
proposed development it is recommended that a condition requiring further survey work to 
be undertaken prior to any development taking place.  If great crested newts were to be 
found mitigation measure such as amphibian-proof fencing and pitfall trapping could then 
be used under licence from Natural England to exclude the newts from the development 
site.

8.17.11 Conclusion on Ecology

8.17.12 The submitted ES indicates that the proposed development is unlikely to result in any 
significant adverse impact on the local ecology.  Natural England has raised no objections 
to the proposed development. The development will not result in any significant impact on 
the local ecology and there will not be any significant cumulative impacts with other 
development in the area.  Subject to the inclusion of a condition being imposed to mitigate 
the small potential for great crested newts to be found on the site it is considered that the 
development would comply with the relevant guidance contained in the NPPF and the 
requirements of policy EN1 of the Core Strategy.

8.18 Drainage

8.18.1 Section 14 of the NPPF (paragraphs 148-169) provides guidance on how planning can 
help meet the challenge of climate change, flooding and coastal change.  Paragraph 157 
of the NPPF states that when determining any planning applications, local planning 
authorities should ensure that flood risk is not increased elsewhere.  Where appropriate, 
applications should be supported by a site-specific flood-risk assessment.

8.18.2 Policy EN2 of the adopted Core Strategy indicates that planning permission will not 
normally be granted for development, in areas identified as being at risk from flooding.

8.18.3 The ES is supported by a Flood Risk Assessment and Sustainable Drainage Statement 
which assess the potential effects of the proposed development on water and drainage, 
including flood risk.  The assessments indicate that the whole of the site is located within 
Flood Zone 1, and is considered to be at low risk from flooding.  Much of the site is identified 
to be at very low surface water flood risk, although there are areas of low to high risk across 
the site, particularly along the western edge of the site.



8.18.4 The ES has identified that the proposed construction phase has the potential to result in 
some moderate adverse impacts prior to any mitigation measures being implemented.  
These are, however, considered to be temporary and short to medium in length.  Some of 
the potential impacts noted include compacting of the soil which can reduce infiltration 
rates, suspended soils entering the water course, pollutants from construction vehicles 
operating during the construction phase.

8.18.5 During the implementation phase and prior to any mitigation measures being implemented 
it is considered that the increased impermeable surfacing has the potential to have a minor 
adverse impact on the surface water runoff regime at the site.  In order to mitigate these 
issues the ES recommends that a Construction Environmental Management Plan (CEMP) 
is prepared which sets out detailed methodologies and monitoring requirements to prevent 
any adverse effects on the water environment.  It is therefore recommended that the CEMP 
is secured via a planning condition if this application is approved.

8.18.6 The submitted Sustainable Drainage Strategy states that as this is an outline application 
an illustrative water strategy has been prepared to demonstrate that the necessary 
drainage parameters can be accommodated within the development.  It is proposed that a 
30% reduction in the site’s runoff rates will be provided, reducing the rate at which water is 
released into the wider catchment area.  Water will be attenuated at the site prior to 
discharge using Sustainable Drainage Systems with storage provided up to the 1 in 100 
year plus climate change event.  The applicants have indicated that permeable paving will 
be used across the parking areas.  In addition bio-retention tree pits may also be located 
across the car park to add additional treatment, and amenity/ecological benefits.

8.18.7 Conclusion on Drainage

8.18.8 The Environment Agency, Anglian Water and the Lead Local Flood Authority have been 
consulted on the application and advised that subject to the inclusion of conditions securing 
detailed designs for the proposed surface and foul water drainage system they have no 
objections to the proposed development.

8.18.9 Given the existing nature of the site and that the proposed surface water drainage scheme 
would provide a betterment in limiting the runoff from the site, it is considered that the 
development complies with the guidance within the NPPF and the requirements of policy 
EN2 of the adopted Core Strategy.

8.19 Ground Conditions

8.19.1 A Phase I Ground Investigation has been submitted in support of the ES.  The assessment 
has concluded that the proposed development is unlikely to pose any significant risk of 
significant harm to potential end users of the site or the controlled waters environment.  
However there is potential for contamination to be present at the site.  It is therefore 
recommended that a Phase II ground investigation is undertaken and that further monitoring 
and risk assessments are undertaken at the detailed design stage.  This can be controlled 
via the imposition of a condition requiring a phase II study to be undertaken prior to any 
development commencing on site.  Subject to a condition being attached to any consent it 
is considered that the development is unlikely to result in any significant risk from ground 
contamination.

8.20 Transport and Access

8.20.1 The NPPF states in paragraph 108 states that in assessing sites that may be allocated for 
development in plans, or specific applications for development, it should be ensured that 
appropriate opportunities to promote sustainable transport modes can be- or have been – 
taken up, given the type of development and its location; safe and suitable access to the 
site can be achieved for all users; and any significant impacts from the development on the 
transport network (in terms of capacity and congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree.



8.20.2 Paragraph 109 states that development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.

8.20.3 Paragraph 111 states that all developments which generate significant amounts of 
movement should be required to provide a travel plan, and the application should be 
support by a transport statement or transport assessment so that the likely impacts of the 
proposal can be assessed.

8.20.4 The Environmental Statement submitted in support of the application includes a section on 
Transport and Access and this has been prepared in conjunction with a Transport 
Assessment and a subsequent Addendum and Technical Notes (from now on these 
documents will be referred to cumulatively as the TA) undertaken by PTB Transport 
Planning Ltd on behalf of the applicants.  

8.20.5 The indicative master plan shows a total of 1,979 parking spaces on site.  This includes a 
four-level multi storey car park consisting of 1,020 parking spaces and 959 surface parking 
spaces. 11 coach parking bays are also proposed within the site.  Provision will also be 
made for a new enhanced bus service between the site and Grantham Town Centre, cycle 
spaces and provision of electric vehicle charging spaces.

8.20.6 The existing eastern access to the site is taken from Occupation Lane in the form of a ghost 
island right turn.  The proposed development will maintain this access.  It is, however, 
proposed to amend the layout of the junction so that priority is given to traffic movements 
between Occupation Lane North and the site, with the southern section of Occupation Lane 
giving way.  The dominant flow at the junction will be in and out of the proposed 
development site.  As a result, the proposed improvements will assist the operation of the 
junction and help ensure queues and delays do not occur on the highway network.

8.20.7 Palmer Road is accessed via Occupation Lane and currently provides access for delivery 
vehicles to the existing garden centre and an adjacent industrial unit.  It is proposed that 
Palmer Road will still provide access for delivery vehicles as part of the new development.

8.20.8 The existing northern access which takes the form of a roundabout junction will remain as 
is, with access to the site being available from the A1 southbound on-slip and Allington 
Lane East.  Egress from the site in this location will be available via Allington Lane East.  
This entrance will also provide access to the service yards for the retail units located 
towards the north of the site.

8.20.9 The submitted Transport Assessment (TA) assessed the capacity of the following 
junctions:

 Eastern Access – Occupation Lane priority junction
 Northern Access – roundabout junction with Allington Lane East/Service station 

access
 Allington Lane East/B1174, left in, left out priority junction
 Occupation Lane/B1174 roundabout junction
 B1174/A1 southbound off-slip/on-slip roundabout junction
 B1174/A1 northbound off-slip/on-slip roundabout junction
 B1174/Belton Lane priority junction

8.20.10 The assessment of the highways impacts also considered the cumulative impact of other 
proposed or committed developments in and around Grantham including the Spitalgate 
Heath development - 3,700 dwellings, Poplar Farm - 1,800 dwellings, Manthorpe – 400 
dwellings and the King31 DOV amongst others.

8.20.11 The TA indicates that the majority of the junctions would continue to operate within capacity 
when the development traffic was added to the network in the assessment year of 2031.  
Increase in delays and queues are predicted to be minimal and in most cases unlikely to 



be perceptible to existing users of the junctions.  With the exception of the B1174/Belton 
Lane junction, the maximum increase in delay during any peak period was predicted on 
Allington Lane East junction with the B1174, where an increase of 28 seconds per vehicle 
was predicted.  It is generally considered that this will result in a negligible impact on driver 
delay.

8.20.12 The B1174/Belton Lane Junction is located to the south of the site, just north of Great 
Gonerby. The TA shows that this junction is already operating close to capacity.  When 
base traffic was growthed to a future assessment year of 2031, and committed 
development traffic added to the network, the junction was predicted to operate well 
beyond capacity even before the development traffic is added.  When the proposed 
development traffic was added this further increased the potential for queues and delays 
at the junction.  The TA indicates that during AM peak periods (08:00-9:00), it is predicted 
that delays on Belton Lane would increase by 282 seconds per vehicle when development 
traffic is added to the network (from 1424 seconds to 1706 seconds in 2031).  This is 
predominantly because the junction is already operating close to capacity.

8.20.13 In order to mitigate the impacts of the development on the B1174 junction an improvement 
scheme in the form of a three-arm traffic signal junction is proposed.  Following the 
development, the proposed mitigation scheme would significantly reduce queues and 
delays on the Belton Lane arm of the junction.  The TA predicts the future AM peak delays 
for the assessment year 2031 as 1,706 seconds per vehicle, when the development traffic 
was added to the existing junction.  However, it is predicted that the proposed mitigation 
scheme will reduce the average waiting time to 31 seconds per vehicle.

8.20.14 The TA acknowledges that the proposed traffic signal scheme would require through traffic 
on the B1174 to stop, in order to release traffic from Belton Lane and that this would result 
in some dis-benefits in terms of delays to through traffic.  However it considered that these 
would be outweighed by the benefits of reducing queues and delays on Belton Lane.  The 
local highway authority has raised no objections to the proposed junction improvements 
subject to them being secured via a planning condition.

8.20.15 In addition to the above, the A1/A52 eastern and western junctions were also assessed in 
terms of traffic capacity.  Both these junctions are proposed to be improved as part of the 
requirements for the DOV on the King31 site approved under application S17/1262.  The 
applicants have had on-going discussions with Highways England with regard the capacity 
of these junctions.  The impact of this current application on these junctions needs to be 
considered on its own and cumulatively with other development commitments.

8.20.16 Highways England has confirmed that they are satisfied that the proposed development 
traffic can be accommodated within the A52/A1 eastern junction mitigation scheme as 
proposed by the committed King31 DOV development approved under application 
S17/1262.  The proposed mitigation includes a traffic signal arrangement.  A cumulative 
assessment has been undertaken and demonstrates that the proposed Downtown DOC 
will not have a material impact on the operation of the proposed junction.  Highways 
England has requested that if this application is approved a condition be attached to secure 
the junction and traffic signal improvements.

8.20.17 The development is predicted to have an impact on the western A1/A52 junction and 
therefore additional mitigation measures are proposed at this location.  The mitigation takes 
the form of a proposed three arm traffic signal junction.  This would mitigate the cumulative 
impact of the development at this junction.  Highways England have confirmed that the 
proposed scheme is considered acceptable and that it will mitigate the future impacts of 
the proposed development.

8.20.18 As this is an outline application the applicants have provided a broad schedule of the 
vehicles and the likely number of movements within the Environmental Statement.  Given 
the nature and scale of the site the TA indicates that it is unlikely that the volume of HGVs 
arriving at the site in the construction period would exceed the volume in the operational 
period and that if they did this would be for a limited period.



8.20.19 It is estimated that 20 to 100 construction employees will be on site at any one time during 
the construction phase.  The number of vehicles arriving and leaving on a daily basis will 
be significantly lower than during the operational phase of the development.  It is therefore 
considered that the construction traffic is only likely to result in a temporary minor impact.

8.20.20 To reduce the impact of the construction phase it is recommended that if the development 
is approved a condition should be attached requiring a Construction and Environmental 
Management Plan (CEMP) to be submitted.  The CEMP would include:

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 Site Waste Management Plan (SWMP) setting out a scheme for 

sorting/recycling/disposing of waste from construction works; 
e) A signage strategy for construction traffic.
f) The parking of site operatives and visitor's 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 07:00-

20:00 Mondays to Fridays, 08:00-18:00 Saturdays and Sunday / Bank Holiday 
working unless pre-planned and agreed in writing with the Local Planning Authority.

l) Community liaison initiatives;
m) No open fires.
n) Identification of the times when major items of plant and equipment are to be 

transported to and from the site;
o) Identification of procedures for the notification and conveyance of indivisible ‘out of 

gauge’ loads.  This includes any necessary measures for the temporary protection 
of carriageway surfaces; for the protection of statutory undertakers’ plant and 
equipment; and for the temporary removal of street furniture;

p) Description of the methods of transport to be used by personnel to minimise overall 
traffic impact on the corridor leading to the construction site;

q) Proposals for communicating information to South Kesteven District Council, 
Lincolnshire County Council and Highways England.

r) Details of any lighting to be used during the construction phase

8.20.21 The CEMP will therefore include a routing strategy for construction vehicles to ensure that 
they arrive and depart via the A1, therefore minimising the potential impact on residential 
areas.

8.20.22 Although this is an outline application the proposed masterplan illustrates that the 
development would provide a total of 1,979 parking spaces.  959 would be surface spaces 
and 1,020 spaces would be provided in a new multi storey car park across four levels.  
Provision would also be made for 11 coach parking spaces, cycle storage and a new bus 
stop facility would be provided to improve links to Grantham and the surrounding area.  The 
enhancements to the existing bus service would be secured via a S106 planning obligation.  
The proposal also includes electric vehicle charging points.

8.20.23 A draft travel plan has been submitted with the application which seeks to help promote 
sustainable modes of transport including car sharing initiatives, improved facilities to 
promote cycling and walking, and promoting the use of public transport.  Lincolnshire 
County Council has been consulted on the draft travel plan and suggested some 
amendments.  The local highway authority has raised no objections to the proposed 
development subject to the final details of the travel plan been secured via a Section 106 
agreement.



8.20.24 A number of concerns have been raised relating to the impact of the development on the 
road network and concerns that the development will result in a significant increase in 
additional traffic running through the surrounding villages.  The Council has consulted with 
the Highways England and the local highway authority and they have both raised no 
objections to the proposed development.  The ES also proposes a comprehensive signing 
strategy for the site on the A52/A1 and at the Moto Services roundabout in order to mitigate 
any potential impacts of traffic using alternative routes through the neighbouring villages, 
in particular Allington.

8.20.25 In relation to the potential impact on residential amenity from increase traffic the ES 
indicates that the proposed development is likely to have a negligible impact. 

8.20.26 The objection letters from Buckminster and Rioja raise concerns about the accuracy of the 
Transport Assessment and its updates submitted in support of the application.  
Buckminster have appointed Mayer Brown as highway consultant to review the application 
and support their objections to the proposed development.  There comments are set out in 
appendix E.  The key concerns can be summarised as follows:

1. The Environmental Assessment is significantly flawed as it does not demonstrate that 
the period of greatest environmental impact has been assessed.

2. Baseline data for surrounding roads has not been collected in a typical “neutral” month.  
Consequently the EA is based on potentially skewed data.

3. By assessing a future year of 2031, the EA fails to consider the year of greatest impact 
(which would be the year of opening).

4. The “Grantham Designer Outlet Village” vehicle trip attraction has simply been copied 
from the Rioja scheme for the Applicant’s transportation assessment without any 
justification as to why this is appropriate.

5. The development will result in a significant shortfall in proposed parking at the site, 
which will lead to overspill parking occurring on the surrounding highway.

6. It has not been demonstrated that the servicing provisions are adequate, which could 
result in unsafe manoeuvring/loading of HGVs.

8.20.27 In response to the objections from Buckminster and Rioja the applicants provided 
additional information to address the points raised above.  Highways England and the Local 
Highway Authority have raised no objections to the proposed development, subject to 
conditions being attached to any consent.  Highways England has confirmed that the base 
line data has been collected in June 2017, which, in accordance with Dft’s TAG Unit M1.2 
– Data Sources and Surveys, represents a neutral month for data collection.  Highways 
England has also confirmed that the trip distribution used in the assessment is suitable and 
appropriate for the purposes of assessing the development’s impact on the Strategic Road 
Network.  The supporting EIA and Addendums to it have been independently reviewed by 
the Highway Authority, Highways England and the Council’s Consultants Barton Wilmore 
all of which are satisfied with the Environmental Assessment.  The site is currently used by 
HGV’s and it is considered that a reserved matters application would be able to 
accommodate for the safe manoeuvring and loading of HGVs.  The proposed assessment 
have taken account of relevant parking considerations and the Local Highway Authority is 
satisfied with the proposed parking provision.  Having considered each of the above points 
therefore, none are considered to be well founded.

8.20.28 In addition the Local Highway Authority has confirmed that in their opinion the level of 
parking proposed is appropriate for the mix of uses proposed at the site and that there can 
be cross use of spaces.  It is also considered that issues relating to service vehicle 
movements can be suitably controlled at the reserved matters stage.

8.20.29 Conclusion on Transport and Access

8.20.30 In conclusion, taking into account the cumulative impacts of the development it is 
considered that subject to the proposed mitigation measures being secured by way of 
planning conditions and a S106 planning obligation the proposed development can be 



considered acceptable in highway safety terms.  Highways England and the local highway 
authority have been consulted on the proposed development and the accompanying ES 
and Transport Assessment and they have both raised no objections to the application.  It 
has been demonstrated that effects have been satisfactorily mitigated and that the residual 
cumulative impacts on the road network arising from the development will not be severe 
and as such the development complies with the requirements of the NPPF and policy SP3 
of the Core Strategy.

8.21 Air Quality, Dust & Odour

8.21.1 The ES considers the impacts of the development on air quality in the area.  An addendum 
to the air quality assessment was produced in order to take account of the cumulative 
impacts of the development taking into account the King31 DOV (S17/1262) and the 
residential development of 480 dwellings approved at Manthorpe (S15/3189).  The ES has 
considered the Grantham Air Quality Management Area (AQMA) which is described as 
‘Manthorpe Road, Wharf Road, High Street and London Road’.  The proposed development 
is located approximately 3.7km north-west of the AQMA. As such it is considered that there 
is potential for vehicles travelling to and from the site to increase pollution levels in this 
sensitive area.

8.21.2 The ES has concluded that during the construction phase of the proposed development 
there is potential for air quality impacts as a result of dust emissions from the site.  It is 
considered that this can be suitably mitigated through the use of a condition requiring a 
Construction and Environmental Management Plan to be approved and implemented.

8.21.3 The ES indicates that the proposed development will not have any significant impacts in 
relation to air quality.  However measures are proposed in order to help mitigate the potential 
impacts for the development occurring due to road traffic exhaust emissions associated with 
vehicles going to and from the site.  The measures include the implementation of a Travel 
Plan, improvements to public transport, walking and cycling including provision of secure 
cycle parking and the provision of electric car charging points.  In addition, it is also 
recommended that conditions are attached in order to control odour abatements systems 
installed into the proposed A3 units. 

8.21.4 Conclusion on Air Quality, Dust & Odour 

8.21.5 The Council’s Environmental Protection Team has raised no objections to the proposed 
development.  The development would comply with the requirements of policy EN1 of the 
adopted Core Strategy it is therefore concluded that the development will not have a 
significant detrimental impact on air quality or result in any significant adverse pollution from 
dust or odours subject to the mitigation measures outlined above being secured via 
conditions.

8.22 Noise and Vibration 

8.22.1 The ES considered the potential for noise and vibration impacts to arise as a result of the 
proposed development.  The likely noise impacts from the development on nearby sensitive 
receptors are likely to result from, changes in traffic flows on surrounding roads; on-site 
commercial operational activities and fixed plant; and construction activities (including 
vibration).

8.22.2 Given the separation distances between the proposed site and the nearest residential 
property it is considered that the development will not result in any significant impacts 
resulting from vibration and as such no specific mitigation measures are required.

8.22.3 Although this is an outline application with the final detailed design of the buildings reserved 
for subsequent approval the noise assessment has indicated that some of the proposed 
units will require acoustically upgraded glazing in order to achieve desired internal noise 
levels.  The noise assessment has also confirmed that no additional mitigation is required 
with regard to road traffic noise increases affecting existing sensitive properties in the area.



8.22.4 Conclusion on Noise and Vibration

8.22.5 The submitted noise assessment has demonstrated that the proposed development will not 
result in any significant adverse impact on adjacent sensitive receptors by way of noise or 
vibration from the proposal.  The Council’s Environmental Protection Team has considered 
the proposed application and supporting information and has raised no objections to the 
proposed development.  It is however considered appropriate to attach conditions to any 
consent to ensure that suitable noise mitigation measures are implemented at the detailed 
design stage.  General noise mitigation measures could include locating noisier commercial 
uses further from residential properties, restrictions on the operational hours, controls of 
noise limits from plant and equipment and the installation of acoustic barriers and screening 
if necessary.  As already indicated above a condition requiring a Construction Environmental 
Management Plan is recommended and this will ensure noise from the proposed 
construction phase of the development is suitably mitigated.  The proposals comply with the 
requirements of policy EN1 of the Core Strategy.

8.23 Utilities Infrastructure & Waste

8.23.1 Chapter 15 of the supporting Environmental Statement considered the effects of the 
proposed development in terms of existing utility infrastructure.  The likely significant effects 
associated with the construction phase of the proposed development are considered to be 
temporary.  The construction process is likely to give rise to a range of waste including from 
demolition spoil, soils, packaging, and liquids such as dirty water and fuel.  The applicants 
have indicated that where possible materials arising from the demolition of buildings and 
breaking up of hard surfaces would be recycled and reused on-site or alternatively 
transferred to a licensed recycling facility.  It is also intended to require the implementation 
of a Site Waste Management Plan (SWMP) via a condition in order to ensure that waste 
from the site is dealt with in accordance with best practice and relevant environmental 
management systems.  The SWMP would set out procedures to sort, reuse and recycle 
construction waste helping to mitigate any impacts from the development.

8.23.2 Due to the size of the development Weston Power Distribution have confirmed in writing to 
the applicant that reinforcement works will be required to the existing high voltage 
infrastructure present along the site’s eastern boundary on Occupation Road, within the site 
and along Palmer Road.  A new substation will also be required on site to serve the proposed 
development.  Western Power Distribution estimate the costs of this work to be 
approximately £86,829.12. 

8.23.3 Cadent has been consulted and confirmed that there are Low or Medium pressure (below 2 
bar) gas pipes and associated equipment within the vicinity of the site.  They have confirmed 
they have no objections to the proposed development.

8.23.4 The submitted ES indicates that 3.5km of off-site reinforcement works will be required to the 
local clean water network.  Anglian Water has estimated the total cost of these works at 
approximately £634,000.00.  A 225mm foul sewer runs across the centre of the site from 
Palmer Road to the B1174.  The indicative plans show that the site can be developed without 
impacting on this sewer and as long as a suitable protection zone is provided the 
development will not have any significant impact on the foul sewer.

8.23.5 Anglian Water has been consulted and advised that the existing waste water treatment 
works have capacity to accommodate the proposed development.  Although they have 
raised some concerns about the flood risk and the proposed drainage strategy they have 
confirmed that this can be controlled by way of conditions being attached to any consent in 
order to ensure that there is suitable mitigation of surface water & foul water drainage from 
the site.  The Environment Agency and Lead Local Flood Authority and raised no objections 
to the proposed arrangements.

8.23.6 Conclusion on Utilities Infrastructure & Waste



8.23.7 In conclusion it is considered that the proposed development will not result in any significant 
adverse impacts on existing or proposed utilities infrastructure or waste subject to the 
imposition of conditions to ensure that any impacts are suitably mitigated.  The proposals 
comply with the requirements of policy EN2 of the Core Strategy.

8.24 Minerals and Waste

8.24.1 The proposed development is located in close proximity to an existing waste site (Grantham 
Waste Transfer Station - south of Occupation Road) which is safeguarded by Policy W8 
(Safeguarding Waste Management Sites) of the Lincolnshire Minerals and Waste Local 
Plan: Core Strategy and Development Management Policies, adopted June 2016. 

8.24.2 Policy W8 states that the County Council will seek to safeguard existing and allocated waste 
management facilities from redevelopment to a non-waste use and/or the encroachment of 
incompatible development unless alternative provision in the vicinity can be made in 
accordance with the development plan; or it can be demonstrated that there is no longer a 
need for a waste facility at that location.

8.24.3 This safeguarded waste site also sits within a larger area of land allocated as a waste site 
in Policy SL3 of the Lincolnshire Minerals and Waste Local Plan: Site Locations document, 
adopted December 2017 (allocation reference WS17-SK Vantage Park, Gonerby Moor). 
The Minerals and Waste Planning Policy Team have therefore requested that appropriate 
consideration is given to the need to safeguard these existing and allocated waste sites in 
line with the requirements of Policy W8.

8.24.4 Conclusion on Minerals and Waste

8.24.5 The applicant has demonstrated through the submission of additional information which has 
been considered by the local minerals and waste authority that the proposed development 
will not result in any adverse impact on the operations of the existing waste site or impact 
on the wider site allocated under policy SL3.  The local minerals and waste authority, 
Lincolnshire County Council has confirmed that they have no objections to the proposed 
development subject to conditions securing the implementation of noise mitigation 
measures.  Officers therefore considered that the proposed development will not prejudice 
the operation of the adjacent waste site, subject to the imposition of conditions as requested 
by the County Council.

8.25 Lighting

8.25.1 Section 15 of the NPPF deals with Conserving and Enhancing the Natural Environment.  
Paragraph 180 of the NPPF states that planning policies and decisions should ensure that 
new development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural 
environment, as well as the potential sensitivity of the site or wider area to impacts that could 
arise from the development.  In doing so they should, amongst other things, limit the impact 
of light pollution from artificial light on local amenity, intrinsically dark landscapes and nature 
conservation.

8.25.2 Policy EN1 of the Core Strategy states that all development proposals will be assessed, 
amongst other things in relation to any potential impacts resulting from light pollution.  In the 
absence of any other specifically relevant policy the applicants have also referred to Policy 
SAP3 ‘Supporting Local Business in Local Service Centres’ which states that within, or on 
the edge of, Local Service Centres proposals for the expansion of existing employment 
development will be supported provided that the proposals meet all of the following criteria 
(for the purpose of this section of the report, only the points relating to light and light pollution 
have been listed):

 The proposed development will not negatively impact on existing neighbouring land uses 
through, noise, traffic, light and pollution impacts.



8.25.3 Whilst the site cannot be considered to be on the edge of Great Gonerby for the purposes 
of policy SAP3.  The assessment does take into account all necessary material planning 
considerations and in particular the requirements of policy EN1 of the Core Strategy, which 
indicates that all development proposals will be assessed in relation to light pollution.

8.25.4 The proposed development will feature external lighting in order to ensure a suitable safe 
environment for visitors and staff at night.  A Light Impact Assessment has been submitted 
to support the application and the ES, in order to ensure that the lighting from the proposed 
development does not cause unacceptable impacts to nearby residential and non-residential 
receptors.  The baseline measurements indicate that the existing area is well lit with an 
average after dark illuminance of 5.37 Lux on the perimeter.  There are a number of 
commercial and industrial units on Occupation Lane and Palmer Road which are already 
well lit with a similar baseline lighting level to the site boundary. 

8.25.5 As this is an outline application an indicative lighting scheme has been used to assess the 
potential impacts from the development.  The design uses lighting with 0% upward lighting 
to minimise sky glow and promote a Dark Skies policy.  A column height of 8 m was also 
used for the assessment.

8.25.6 The applicants have modelled the likely impacts of an indicative lighting scheme and this 
demonstrates that the light spillage from the development is predicted to be negligible at all 
potentially sensitive receptor locations.  Light increase due to spillage from the development 
is considered to be minimal with a maximum increase of 3.48 Lux at measuring point 12 
adjacent to Richmond House Furniture store to the south east of the site.  This is due to the 
proximity of the column mounted luminaires for the car park but this is not considered to be 
a particularly sensitive location as there are only a few windows in the existing unit facing 
the site and these would be illuminated during trading hours when the proposed lighting 
would be in operation.

8.25.7 Conclusion on Lighting

8.25.8 The Council’s Environmental Protection Team has been consulted and raised no objections 
to the proposed development.  It has been demonstrated that the proposed development 
will not result in any significant adverse impacts as a result of light pollution.  The proposals 
are therefore considered acceptable subject to the imposition of a condition requiring 
detailed lighting plans to be submitted prior to any development taking place.  Subject to the 
imposition of conditions it is considered that the proposed development would comply with 
the requirements of policy EN1 of the Core Strategy and that any potential light pollution 
could be suitably mitigated such that the development would have a negligible effect on the 
surrounding area.

8.26 Heritage 

8.26.1 The Environmental Statement which accompanies the planning application contains a 
section on the heritage impacts of the development.  The application site does not contain 
any heritage assets.  However the surrounding villages do have designated Conservation 
Areas and/or contain numerous Listed Buildings.  There are also three Historic Parks and 
Gardens within the study area.  The assessment has therefore focused on the setting of 
heritage assets in their wider surroundings and whether the proposed development will 
affect how these assets are experienced (and therefore their heritage significance) as a 
result of any changes to their setting.

8.26.2 When considering whether to grant planning permission for developments which affect a 
listed building or its setting, Section 66 of the Planning (Listed Building and Conservation 
Areas) Act 1990 requires the local planning authority to have special regard to the 
desirability of preserving the building or its setting.  Similarly Section 72 of the Act requires 
special attention to be paid to the desirability of preserving or enhancing the character or 
appearance of Conservation Areas.



8.26.3 Paragraph 193 of the NPPF states that when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation (and the more important the asset, the greater the weight 
should be).  This is irrespective of whether any potential harm amounts to substantial harm, 
total loss or less than substantial harm to its significance.

8.26.4 Paragraph 195 of the NPPF states that 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 total loss is necessary to achieve substantial public benefits that 
outweigh the 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 not for profit, charitable or public ownership 

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

8.26.5 Paragraph 196 of the NPPF makes it clear that where development proposals will lead to 
less than substantial harm to the significance of a designated heritage asset, the harm 
should be weighed against the public benefits of the proposal.

8.26.6 Paragraph 197 of the NPPF indicates that the effect of an application on the significance 
of non-designated heritage assets should also be taken into account when determining 
planning applications.  In weighing applications that directly or indirectly affect 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.

8.26.7 In addition to the above requirements Policy EN1 of the Core Strategy establishes that all 
applications should be considered in terms of their impact on 14 criteria including:

1. statutory, national and local designations of landscape features, including natural and 
historic assets

2. local distinctiveness and sense of place
3. historic character, patterns and attributes of the landscape
4. the layout and scale of buildings and designed spaces
5. the quality and character of the built fabric and their settings
6. the condition of the landscape
7. biodiversity and ecological networks within the landscape
8. public access to and community value of the landscape
9. remoteness and tranquillity
10. visual intrusion
11. noise and light pollution
12. Conservation Area Appraisals and Village Design Statements, where these have 

been adopted by the Council
13. impact on controlled waters
14. protection of existing open space (including allotments and public open space, and 

open spaces important to the character, setting and separation of built-up areas)

8.26.8 The EIA Scoping Opinion for the development noted that there are no heritage assets in 
the immediate vicinity of the site, but that there is potential for the development to impact 
those in the wider area such as Belvoir Castle, St Peter’s Church at Foston, and Allington 
and Great Gonerby Conservation Areas.  Having regard to the Scoping advice a study area 
approximately 5km from the site was adopted, with Belvoir Castle identified as the only 
heritage asset beyond the study area that is potentially affected by the proposed 
development.

8.26.9 The analysis demonstrates that for all of the examined heritage assets, the proposed 
development has no material adverse effect on their setting, and therefore none on their 



significance.  This is mainly on account of the fact that the identified heritage assets fall 
well outside of the development’s zone of visual influence.  The effect on the significance 
of the examined heritage assets in therefore considered to be Neutral in all cases.

8.26.10 The analysis does identify a visual connection between the application site and the Grade 
I listed Belvoir Castle, which is located approximately 9 km to the southwest of the site.  
This is on account of the Castle’s hilltop location, making it a visible landmark across an 
extensive area within the Vale of Belvoir.  Notwithstanding this the application site forms a 
very minor component within the panoramic views from the Castle and from vantage points 
within its extensive grounds.  The assessment notes that the redevelopment of the site is 
unlikely to be a discernible change in the outlook and therefore concludes that the 
proposed development will have a neutral impact on the significance of Belvoir Castle and 
the Registered Park & Garden and that overall the proposed landscaping works could 
result in a negligible positive impact overall.

8.26.11 Conclusion on Heritage 

8.26.12 The Council’s Conservation Officer and Historic England have raised no objections to the 
proposed development.  The application site is located within an existing employment area 
and would be viewed alongside the existing industrial units and the A1.  The development 
will not result in any harm to the significance of nearby heritage assets and therefore 
complies with all relevant statutory requirements, advice contained within the NPPF and 
the requirements of Policy EN1 of the Core Strategy.  

8.27 Residential Amenity

8.27.1 Section 12 of the NPPF set out how the governments approach to achieving well designed 
places and states that the creation of high quality buildings and places is fundamental to 
what the planning and development process should achieve.  At a local level Policy EN1 of 
the Core Strategy seeks to protect and enhance the character of the district and protect the 
amenities of the occupiers of existing and proposed developments.

8.27.2 The site is located within an existing employment land allocation and has a long established 
retail use.  There are a number of large industrial warehouses adjacent to the site as well as 
a petrol filling station and hotel.  The A1 trunk road is also located directly to the west of the 
site.  There are three residential properties located adjacent to the application site boundary.  
Shady Nook which is located on the eastern edge of the site just north of the Occupation 
Lane access point, The Croft which is located to the north west of the roundabout junction 
between the B1174 and Occupation Lane and Homelands which is located to the north of 
the existing distribution centre accessed of Allington Lane East.

8.27.3 The site is already used for retail and distribution purposes and therefore already has a 
significant number of visitors.  The proposed development will however significantly increase 
the number of visitors coming and going from the site.  The submitted ES has demonstrated 
that the increase in traffic movements will not result in any significant additional noise and 
disturbance to the nearest properties.  

8.27.4 Furthermore, as already detailed in this report the ES has demonstrated that any potential 
impacts from the proposed development relating to lighting, noise, air pollution, 
contamination and flood risk can all be suitably mitigated through the imposition of 
conditions.

8.27.5 Conclusion on Residential Amenity 

8.27.6 It is therefore concluded that the development will not result in any significant adverse 
impacts on residential amenity and complies with the requirements of the NPPF and the 
relevant policies contained in the Development Plan. 



9.0 Proposed Section 106 Obligations

9.1 The Council’s adopted Planning Obligations SPD helps to ensure development proposals 
make a positive contribution to sustainable development by providing social, economic and 
environmental mitigation measures.  The SPD seeks to ensure that contributions are 
sought from development where there is a recognised need to mitigate the impact of the 
proposal.  Section 106 Planning Obligations must be in accordance with the Community 
Infrastructure Regulations 2010 and the relevant test for planning obligations.  Regulation 
122 sets out the relevant tests and states that a planning obligation may only constitute a 
reason for granting planning permission for the development if the obligations is:

a) Necessary to make the development acceptable in planning terms;
b) Directly related to the development; and
c) Fairly and reasonably related in scale and kind to the development.

9.2 Policy SP4 of the Core Strategy states that the Council will enter into planning obligations 
with developers to secure the provision of (or financial contributions towards) infrastructure 
and community benefits which the council considers are necessary in conjunction with 
development.  The policy goes on to reiterate the planning obligation tests as set out in the 
CIL Regulations.

9.3 The applicant’s submitted a list of draft S106 heads of terms as part of the application 
submission and following the Council’s assessment, the following obligations are 
proposed:

9.4 Tourist Information and Visitor Centre – This will secure a 62 sqm unit on the site which 
will be used to support tourism initiatives, help to promote town centre events and to 
encourage tourists and visitors to extend their stay and visit Grantham town centre and the 
surrounding area.  This will help to secure some of the benefits of linked trips from visitors 
coming to the development.

9.5 Pop-up Shop – A pop-up shop will be provided as part of the development in order to 
enable Grantham town centre retailers to be showcased and help promote the retailers 
within the town centre.

9.6 Improved Bus Service – The existing bus service to the site from Grantham town centre 
will be enhanced by way of increased frequency with one service every 30mins during the 
peak periods and one service every hour during off peak periods in order to provide 
improved sustainable transport connections between the site and Grantham town centre.  
This will provide improved sustainable public transport links between the site and the town 
centre enabling visitors and staff to access the site without relying on the private motor 
vehicle.  This links in with the proposed Travel Plan details set out below.

9.7 Travel Plan – A detailed Travel Plan for both staff and visitors will be secured in order to 
help promote sustainable modes of transport and reduce the dependency on the car.  A 
contribution of £1000 per annum would also be secured in order to ensure that the Travel 
Plan is effectively monitored.

9.8 Directional Signage – A contribution of £30,000 will be made towards improving 
directional signage and car park signage in the town centre.  This will help to mitigate some 
of the potential impacts on Grantham town centre by promoting linked trips and improving 
signage facilities within the town centre.  

9.9 Car Park Signage – A contribution of £150,000 is sought in order to provide improved live 
car parking signs within 5 car parking sites within Grantham.  This will help to improve 
facilities in the centre helping to mitigate some of the impacts of the proposed development.  

9.10 Tourism Initiatives – A contribution of £75,000 is required towards the promotion of 
tourism activities within Grantham town centre.



9.11 Tourism Manager – A contribution of £75,000 towards the employment and functions of 
the Grantham Town Centre tourism manager

9.12 Town Centre Improvements – A contribution of £150,000 towards Grantham town centre 
improvements in order to help improve facilities and the public realm in the town centre.

9.13 A Retail Skills Academy –The provision of a retail skills academy on site or a contribution 
of £65,000 in order to deliver learning and development programmes in association with 
local educational establishments and businesses.  This will help to secure socio-economic 
benefits helping to address some of the skills issues within the district relating to the 
development.

9.14 Occupancy Restrictions – The proposed S106 will also include an occupancy 
requirements clause in order to ensure that the development takes the form of a ‘tier 1’ DOC 
ensuring that the development is only occupied by high end retailers.  This is a crucial 
requirement as this is the basis on which the application has been assessed and is 
necessary to ensure that the DOC development does not operate as a direct rival to the 
town centre.  A no poaching clause will also be required to ensure that no retail units are 
occupied by a retailer which occupies a retail unit in Grantham town centre, Newark or 
Balderton unless that retailer has submitted to the Local Planning Authority (and had 
approved) a scheme which contains a binding commitment on the retailer to retaining their 
presence as a retailer within that town centre. Such scheme shall require the retailer to 
continue to operate from Grantham town centre, Newark or Balderton for a period of five 
years.

9.15 Restrictions on the existing Downtown Store – In order to ensure that the existing store 
continues to operate on a similar bases and in line with the way in which the impacts of 
this development proposal have been assessed it is necessary to place controls on the 
existing store.  These include restrictions to ensure that it is not sub-divided into smaller 
units and to prevent any significant increase in the proportion of floorspace that can be 
used for the sale of non-bulky comparison goods.  A no poaching clause similar to that 
outlined above would also be required in relation to the existing store.

9.16 Appendix F set out the Council’s assessment of the measures proposed for the planning 
obligation against the CIL Regulation 122 tests and should be read in conjunction with this 
section of the report.

9.17 For the reasons set out in the appendix, it is considered appropriate and necessary to enter 
into a S106 planning obligation in order to ensure that the proposed mitigation measures 
of the proposed Designer Outlet Centre are secured and delivered.

9.18 The above required obligations are all considered to comply with the requirements of the 
Community infrastructure Regulations 2010, in particular regulation 122 relating to the 
relevant tests for securing obligations and regulation 123 which restricts the pooling of 
obligations.

10.0 Conclusion and Planning Balance of the Principle of Development

10.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out the statutory 
position for the determination of planning applications and requires that proposals are 
determined in accordance with the development plan unless material considerations indicate 
otherwise.

10.2 The development would be contrary to the requirements policy E1 of the 1995 local plan 
which is still a saved policy.  However saved policy E1 has been superseded in relation to 
the application site by the publication and adoption of the South Kesteven Site Allocation 
and Policies DPD (SAP) and cannot be viewed to be up to date.  The Site Allocations and 
Policies Plans show that employment allocation E1.1 of the 1995 Local Plan deleted and 
replaced by Policy SAP5 (ExE LSC1) which now identifies the application site as part of a 
wider locally important existing employment site, and precludes non-employment uses 



within such areas unless certain criteria have been met.  It is considered that whilst the 
proposal complies with the general aims of the policy it is recognised that there is some 
tension with its criteria, in particular the reduction in the overall supply and quality of 
employment land and premises within the area, such that the policy is considered to be 
breached.  The application has been advertised as a departure to the development plan 
given that tension.

10.3 Although the site is located outside of Grantham to the north of Great Gonerby at Gonerby 
Moor it is considered to function as part of the Grantham economy and it is considered that 
the development of a Designer Outlet Centre at the application site would help to support 
and strengthen Grantham’s role as a Sub-Regional Centre.  The development can therefore 
be considered to comply with the wider aims of policy SP1 of the Core Strategy even though 
the site is not located within or on the edge of the town itself.

10.4 With regard to policy SP3 of the core strategy which relates specifically to sustainable 
integrated transport the supporting ES has demonstrated that the traffic impacts from the 
proposal can be suitably mitigated through the use of conditions and a planning obligation.  
A number of junction improvements will be undertaken as part of the development and a 
Travel Plan will also be secured.  Contributions will also be made to improve the signage 
and car parking within and around Grantham Town Centre as well as to enhance the existing 
bus service between the site and the town centre.

10.5 With regard to Policy EN1 of the adopted Core Strategy and taking into account the 
information contained in the supporting ES it is considered that subject to appropriate 
mitigation measures being secured through planning conditions, the proposed development 
will not result in any significant adverse impacts on the visual amenity of the area, pollution 
for light and noise or have any significant adverse impacts on the local ecology and heritage 
assets.

10.6 The site is considered to be at low risk of flooding and subject to conditions the proposed 
development is considered to be able to comply with the requirements of policy EN2 of the 
core strategy relating to reducing the risk of flooding from developments.

10.7 With regard to Policy E1 of the core strategy and policy SAP5 of the SAP it is noted that 
although the site is allocated for employment land the majority of the site has been used for 
retail purposes for the last 20 years.  The application complies with the primary requirements 
of both policy E1 & SAP5 as it has been demonstrated that the redevelopment of the site 
would not be detrimental to the overall supply and quality or employment land within the 
district, albeit that it is judged that there is tension with some of the criteria of the policy.  
Specifically it has not been demonstrated that the site is vacant and no longer appropriate 
or viable as an employment allocation.  The development would also result in a reduction in 
the overall supply of employment land in the area.  

10.8 It is however considered that the development will deliver wide economic regeneration 
benefits to the site and surrounding area that outweigh any harm caused by the small 
reduction in the overall supply of employment land within the district.  The significant 
benefits the scheme would deliver include the creation of up to 240 local temporary 
construction jobs per year over the 2.5 year construction period; up to 1,239 full time 
equivalent local jobs; the opportunity to clawback spend currently ‘leaked’ to other 
Designer Outlet Centres outside of the district; increase tourism and visitor footfall in the 
District by enhancing the image of Grantham as a retail, leisure and visitor destination; 
provide start-up office accommodation to support small businesses; help to deliver 
educational and skills improvements via the development of the Training Academy or the 
through the provision of a contribution to support the delivery of a training scheme targeted 
at assisting residents of the District to develop the skills and experience required to secure 
a job or apprenticeship in the retail or fashion or leisure industry and finally provide 
improvements to Grantham town centre as part of a comprehensive S106 planning 
obligation.



10.9 In relation to policy E2 of the adopted core strategy which relates to retail development and 
chapter 7 of the NPPF, the applicants have undertaken a detailed retail impact assessment 
which has been independently reviewed by the Council’s professional retail consultants.  A 
detail sequential assessment looking at alternative sites has been undertaken and reviewed 
and it is considered that there are no sequentially preferable site for the development.  It is 
considered that the development would help to strengthen Grantham as a Sub-Regional 
Centre.

10.10 The proposed development would be contrary to policies E1 and SAP5 as detailed above 
and therefore represents a departure from the adopted development plan.  Whilst the 
departure is limited to the employment policy section of the plan it is still considered to be 
contrary to the plan as a whole and in particular the criteria set out in policy E1 of the Core 
Strategy and policy SAP5.  However, it is considered that the significant benefits which arise 
from the development identified at 10.8 above would nonetheless outweigh the policy 
conflict (having regard to the balance of harm and benefits) and therefore it is recommended 
that permission should be granted subject to the necessary referral to the Secretary of State.

10.11 In assessing this application and coming to these conclusions the Council has had regard 
to the submitted Environmental Statement, associated appendices and addendums as 
required by Regulation 3 and Regulation 26 of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 and the information submitted is 
considered acceptable in principle.  The imposition of conditions and obligations will be 
necessary to ensure that the environmental effects of the proposed development are 
mitigated where necessary.  The conditions are set out in the recommendation section of 
this report.

10.12 In reaching this conclusion officers have also had regard to the requirements of the 
Equalities Act 2010.

11.0 Crime and Disorder

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

12.0 Human Rights Implications

12.1 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.

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

13.0 Recommendation: 

13.1 Defer to the Chairman or Vice-Chairman in consultation with the Head of Development 
Management for approval subject to the provision of a S106 planning obligation in 
accordance with the requirements set out within this report, 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 six 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.

13.2 In the event that the S106 planning obligation has not been submitted within the six month 
period and where, in the opinion of the Head of Development Management, 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.



14.0 Proposed Conditions

Defined Terms Used in This Decision:

“Enabling Works" include surveying, environmental and hazardous substance 
testing and sampling (including the making of trial boreholes, window sampling and 
test pits in connection with such testing and sampling), soil tests, remediation works, 
pegging out, tree protection, ecological survey and mitigation works, archaeological 
investigation, demolition and removal of buildings and other structures, not otherwise 
controlled by conditions.

“Retail Outlet Units” means any unit constructed within the area shown coloured pink 
on the Land Use Parameter Plan (drawing Number 16-1007-(08)AZ-00009).

Time Limit for Commencement
 
1 The development hereby permitted shall be commenced before the expiration of three 

years from the date of this permission or two years from the approval of the last of the 
reserved matters, whichever is the latter.

Reason: 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). 

2   Details of the reserved matters set out below shall have been submitted to the Local 
Planning Authority for approval within three years from the date of this permission:

i. layout;
ii. scale
iii. appearance
iv. landscaping

Approval of all reserved matters shall have been obtained from the Local Planning 
Authority in writing before any development is commenced and the Development shall 
be carried out in accordance with the reserved matters as 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).

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

the approved drawings and plans as set out below:

 16-1007-(08)AZ-00001C - Location Plan
 16-1007-(08)AZ-00002 - Existing Site Plan
 16-1007-(08)AZ-00003A - Block Plan (in respect of the position of the access 

only)
 16-1007-(08)AZ-00004A - Masterplan (in respect of the position of the access 

only)
 16-1007-(08)AZ-00009 - Parameters Plan - Land Use
 16-1007-(08)AZ-00010B - Parameters Plan  - Building Heights
 16-1007-(08)AZ-00011 - Parameters Plan - Primary Circulation
 16-1007-(08)AZ-00012 - Parameters Plan  - Landscaping



Unless otherwise required by another condition of this permission.

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

4.  The development hereby approved shall not be carried out until a Construction Phasing 
Scheme has been submitted to and approved in writing by the Local Planning Authority. 

The development shall only be implemented in accordance with the approved 
Construction Phasing Plans

Reason:  In order to ensure that the construction phase of the development does not 
have any significant adverse impact on the local environment or residential amenity, in 
accordance with policy EN1 of the adopted South Kesteven Core Strategy 2010.

Before the Development is Commenced

5  No development hereby approved shall commence (other than Enabling Works) until 
details of the materials to be used for the external surfaces of the buildings forming part 
of the development 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 (other than Enabling Works) until a 

scheme detailing the external hard and soft landscaping and arboricultural works, 
including planting, works to existing and 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 (other than Enabling Works) until a 

programme detailing the phasing and timing of the delivery of the approved hard and 
soft landscaping works pursuant to Condition 6 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 the development 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).

 
9  No development (other than Enabling Works) shall commence until a comprehensive 

scheme for lighting of the external areas of the application site and proposed buildings 



has been submitted to and approved in writing by the Local Planning Authority. The 
scheme shall include:

a) updated lighting impact assessment taking into account the detailed design 
proposals;

b) details of lighting of and luminance from buildings, store windows, service areas, 
car parks, under floor zones, signage and advertising boards;

c) Measures to minimise light pollution or obtrusive light external to the development; 
and

d) 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 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 (other than Enabling Works) 

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 Environmental 

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

The relevant CEMP shall include but not be limited to:
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 to and from 

the site, including monitoring and enforcement measures;
c) Location of contractors compounds and method of moving materials, plant and 

equipment around the site;
d) A Site Waste Management Plan (SWMP) setting out a scheme for 

sorting/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 visitor's 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, including any other methods of prevention of mud being 

carried onto the highway;



j) Identification of the times when major items of plant and equipment are to be 
transported to and from the site;

k) Identification of procedures for the notification and conveyance of indivisible ‘out of 
gauge’ loads.  This includes any necessary measures for the temporary protection 
of carriageway surfaces; for the protection of statutory undertakers’ plant and 
equipment; and for the temporary removal of street furniture;

l) Description of the methods of transport to be used by personnel to minimise overall 
traffic impact on the road network leading to the construction site;

m) Proposals for communicating information to the local planning authority, 
Lincolnshire County Council and Highways England.

n) Access and protection arrangements around the site for pedestrians, cyclists and 
other road users during construction;

o) Details of any temporary traffic restrictions
p) Measures to control the emission of water pollution, sediment, dust and dirt during 

construction;
q) details of a dust management plan setting out how dust will be controlled during 

the construction phase of the development
r) Working hours for earthworks, demolition and construction shall be restricted to 

between 07:00-18:00 Mondays to Fridays, 08:00-13:00 Saturdays and No Sunday 
/ Bank Holiday working unless pre-planned and agreed in writing with the Local 
Planning Authority.

s) Community liaison initiatives, including identification of a dedicated point of contact;
t) No open fires.
u) Details of any lighting to be used during the construction phase
v) Ecological restrictions and considerations including:

a. Any removal of trees, scrub or hedgerow shall not take place in the bird-
breeding season between March and August inclusive, unless a mitigation 
scheme for the protection of bird-nesting habitats has been submitted to and 
approved in writing by the Local Planning Authority. 

w) Drainage control measures including the use of oil interceptors and bunds;
x) Heights of storage areas for materials or equipment

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

 
13 No development shall commence until a foul water strategy has been submitted to and 

approved in writing by the Local Planning Authority to include details of works for the 
disposal of foul water drainage.

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

14. No drainage works shall commence until a surface water management strategy has 
been submitted to and approved in writing by the Local Planning Authority.  No hard-
standing areas shall be constructed until the works for the disposal of surface water 
identified in the approved surface water management strategy have been carried out in 
accordance with the surface water strategy approved by the Local Planning Authority].

Reason:  To prevent environmental and amenity problems arising from flooding. 
 
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 approved in writing by 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 part of the development hereby approved (other than Enabling Works) shall 

commence until 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. 
 
17 No part of the development hereby approved shall commence until a scheme relating 

to the survey of the land for contamination has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include: 

i. A desk top study documenting all the previous and existing land uses of the site 
and adjacent land;

ii. A site investigation report assessing the ground conditions of the site and 
incorporating chemical and gas analysis identified as appropriate by the desk top 
study; 

iii. A detailed scheme for remedial works and measures to be undertaken to avoid risk 
from contaminants and/or gases when the site is developed and proposals for 
future maintenance and monitoring; and 

iv. The nomination of a competent person to oversee the implementation of the works.

Reason: Previous activities associated with this site may have caused, or had the 
potential to cause, land contamination and to ensure that the proposed site 
investigations and remediation will not cause pollution in the interests of the amenities 
of the future residents and users of the development; and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010) and national guidance 
contained in the NPPF.

18 No part of the development hereby permitted shall commence until details of all 
surface water drainage matters have been submitted to and approved in writing by 
the Local Planning Authority in consultation with Highways England. The development 
shall be carried out in accordance with the approved scheme. 

The applicant should note that in accordance with paragraph 50 of Circular 02/2013, 
no water run-off that may arise due to any change of use will be accepted into the 
highway drainage systems, and there shall be no new connections into those systems 
from third party development and drainage systems. 

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 by minimising disruption on the trunk road resulting 
from traffic entering and emerging from the application site and in the interests of road 
safety.

19 No part of the development hereby permitted shall commence until a Construction 
Traffic Management Plan has been submitted to and approved in writing by the local 
planning authority in consultation with Highways England. The development shall be 
carried out in accordance with the approved plan.

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 by minimising disruption on the trunk road resulting 



from traffic entering and emerging from the application site and in the interests of road 
safety.

20 No part of the development hereby permitted shall commence until details of the 
boundary treatment adjacent to the A1 Trunk Road boundary have been submitted to 
and approved in writing by the Local Planning Authority in consultation with Highways 
England. The approved boundary treatment shall thereafter be constructed in 
accordance with the approved plans, and maintained in perpetuity. 

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 by minimising disruption on the trunk road resulting 
from traffic entering and emerging from the application site and in the interests of road 
safety.

21 No part of the development hereby approved shall commence on site until a scheme 
for protecting the proposed training centre and retail units from external noise has been 
submitted to and approved in writing by the local planning authority.  Where acoustic 
glazing is required, as identified in the accompanying Environmental Statement, precise 
details of the proposed glazing shall be submitted as part of the scheme. 

Reason:  To ensure that the proposed development does not have a detrimental impact 
on the future operations of adjacent industrial units and to protect the future occupiers 
of the proposed buildings, in accordance with policy EN1 of the Core Strategy.

22 No part of the development hereby approved shall commence until further surveys 
have been undertaken to investigate the potential for great crested newts to be 
present on or in the vicinity of the site, in accordance with the recommended 
mitigation measures set out in paragraphs 9.7.2 - 9.7.5 of the supporting 
Environmental Statement October 2017 and such surveys have been submitted to 
and approved by the Local Planning Authority. If the approved surveys confirm the 
presence of great crested newts details of the proposed mitigation measures and the 
timing for their implementation shall also be submitted to and approved in writing by 
the local planning authority prior to the commencement of any development.  The 
agreed mitigation measures shall be implemented in accordance with the 
implementation timetable approved by the local planning authority.

Reason: To protect the local wildlife in accordance with the requirements of the NPPF 
and Policy EN1 of the adopted South Kesteven Core Strategy 2010.

23 Before the development hereby permitted is commenced, plans showing the existing 
and proposed land levels of the site including [site sections, spot heights, contours and 
the finished floor levels of all buildings] with reference to [neighbouring properties/an 
off site datum point] shall have been submitted to and approved in writing by the Local 
Planning Authority.

Reason: In the interests of the visual amenities of the area and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

During Building Works
 
24 The tree and hedge protection measures approved by the Local Planning Authority 

pursuant to Condition 10 shall be fully implemented before the construction of the 
development and retained during the construction of the development. 



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).

 
25 The CEMP for the development approved by the Local Planning Authority pursuant to 

Condition 12 shall be fully implemented and complied with throughout the Enabling 
Works and construction of the development, as appropriate. 

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

 
26 The arboricultural work forming part of the development shall be carried out fully in 

accordance with the details approved by the Local Planning Authority pursuant to 
Condition 6 including the approved timetable forming part thereof and to the standards 
contained in 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
 
27 The development shall be carried out in accordance with the details of external surfaces 

approved by the Local Planning Authority pursuant to Condition 5 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).

 
28 The development shall be carried out in accordance with the landscaping details 

approved by the Local Planning Authority pursuant to Condition X.

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).

 
29 The landscape works for the development approved by the local Planning Authority 

pursuant to Condition 6 shall be carried out in accordance with the programme 
approved by the Local Planning Authority pursuant to Condition 7.

 
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).

 
30 The signage strategy for the development approved by the Local Planning Authority 

pursuant to Condition 8 shall be fully implemented and delivered in accordance with the 
approved details prior to 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).

31 No development shall be occupied until a scheme has been submitted to and 
approved in writing by the local planning authority for a signage strategy to 



discourage drivers from using Gonerby Lane and Allington Road.   The approved 
scheme shall be fully implemented either before the development is first brought into 
use or in accordance with a phasing programme approved by the local planning 
authority as part of the approved scheme.

Reason:  To ensure safe access to the site and avoid excessive traffic through Allington 
and Sedgebrook in the interests of residential amenity, convenience and safety.

32 The lighting scheme approved by the Local Planning Authority pursuant to Condition 9 
shall be fully implemented and delivered in accordance with the approved details and 
in accordance with the timetable approved by the Local Planning Authority as part of 
that scheme 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).

 
33 No part of the development shall be used or occupied until the works identified on 

drawing number T17569/004 or any minor variation thereof as specified by the local 
planning authority in conjunction with the local highway authority to improve the public 
highway (by means of signalisation of Belton Lane/Newark Hill junction) have been 
certified complete by the Local Planning Authority.

Reason:  In the interests of safety of the users of the public highway and safety of the 
users of the site.

34    The on-site public transport facilities and infrastructure identified in the details approved 
by the Local Planning Authority pursuant to Condition 11 shall be fully implemented and 
delivered in accordance with the details approved by the Local Planning Authority 
pursuant to Condition 11 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. 

 
35 None of the buildings hereby approved shall be occupied or first brought into use until 

works for the drainage of surface water have been fully implemented and delivered in 
accordance with the details approved by the Local Planning Authority pursuant to 
Condition 14 and shall be maintained thereafter.

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

36 No buildings or units shall be occupied until the works for the disposal of foul water 
drainage have been carried out in accordance with the foul water strategy approved by 
the Local Planning Authority pursuant to condition 13.  The approved foul water 
drainage system shall be maintained thereafter in accordance with the approved 
details.  

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

 
37 The proposed play area shall be laid out and delivered in accordance with the details 

approved by the Local Planning Authority pursuant to Condition 15 prior to the first use 



of any retail unit forming part of the development. The play area shall thereafter be 
managed and maintained in accordance with the management and maintenance 
scheme approved by the Local Planning Authority pursuant to Condition 15. 

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).

 
38 Prior to the first occupation of any unit forming part of the development a Landscape 

and Environmental Management Plan (LEMP) for the management and maintenance 
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).

 
39 The development hereby permitted shall not be occupied until the parking and servicing 

areas forming part of the development including 1% electric car charging points as per 
para. 7.3.2 of the Transport Assessment have been provided in accordance with a plan 
to be submitted to and approved in writing by the Local Planning Authority. The parking 
and servicing areas as approved shall be retained and shall always remain available 
for those purposes. 

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

 
40 The training centre and retail units hereby approved shall not be occupied until the 

noise mitigation measures approved by the Local Planning Authority in relation to 
condition 21 above have been fully implemented.

Reason:  To ensure that the proposed development does not have a detrimental impact 
on the future operations of adjacent industrial units and to protect the future occupiers 
of the proposed buildings, in accordance with policy EN1 of the Core Strategy.

41 The development hereby permitted shall not be occupied 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 
parks including security, opening times and permitted duration of stay. 

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

 
42 No A3 unit hereby permitted shall first be brought into use until details relating to a 

system for the extraction and filtration of fumes for that A3 unit 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. 
 
43 No building or unit hereby permitted shall first be brought into use until details of a waste 

management plan for the operation of the development has been submitted to and 
approved in writing by the Local Planning Authority. The waste management plan shall 
thereafter be implemented and the development shall be operated in accordance with 
the approved plan. 



Reason: To ensure adequate measures are in place to minimise the impact of waste 
and in accordance with Policy EN1 of the adopted South Kesteven Core Strategy (July 
2010).

44 Before any part of the development hereby permitted is occupied/brought into use, a 
verification report confirming that remedial works identified in the scheme approved 
pursuant to condition 17 have been completed shall have been submitted to and 
approved in writing by the Local Planning Authority. The report shall have been 
submitted by the nominated competent person approved, as required by condition 17 
above. The report shall include:

i. A complete record of remediation activities, and data collected as identified in the 
remediation scheme, to support compliance with agreed remediation objectives;

ii. As built drawings of the implemented scheme;
iii. Photographs of the remediation works in progress; and
iv. Certificates demonstrating that imported and/or material left in situ is free from 

contamination.

The scheme of remediation shall thereafter be maintained in accordance with the 
approved scheme. 

Reason: Previous activities associated with this site may have caused, or had the 
potential to cause, land contamination and to ensure that the proposed site 
investigations and remediation will not cause pollution in the interests of the amenities 
of the future residents and users of the development; and in accordance with Policy 
EN1 of the adopted South Kesteven Core Strategy (July 2010) and national guidance 
contained in the NPPF.

45 No part of the development hereby permitted shall be first occupied or used until the 
improvement works to the A1 / A52 Eastern Junction, as detailed on Systra Drawing 
No. 106648-SK004 Rev. A have been fully implemented and open to traffic. 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 by minimising disruption on the trunk road resulting 
from traffic entering and emerging from the application site and in the interests of road 
safety.

46 No part of the development hereby permitted shall be first occupied or used until the 
improvement works to the A1 / A52 Western Junction as shown in principle in PTB 
Drawing Number T17569.102 Rev. B (or as amended by Road Safety Audit or 
Detailed Design) have been fully completed and open to traffic. 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 and 
Horse-Riding Assessment and Review procedures. 

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 by minimising disruption on the trunk road resulting 



from traffic entering and emerging from the application site and in the interests of road 
safety.

47 None of the buildings or units hereby approved shall be occupied until the existing 
garden centre and distribution unit on that part of the application site shown in pink and 
red on drawing 16-1007-(08)AZ-00009 have been demolished.

Reason:  The application and supporting Environmental Statement have assessed the 
impacts of the development on this basis. 

48 Before any buildings hereby permitted are occupied/brought into use, the finished floor 
levels for that building shall have been constructed in accordance with the approved 
land levels details submitted in relation to condition 23. 

Reason: In the interests of the visual amenities of the area and in accordance with 
Policy EN1 of the adopted South Kesteven Core Strategy (July 2010).

Ongoing Conditions

49 The part of the development defined as the Retail-Outlet Units and shown coloured pink 
on the Land Use Parameter Plan (drawing 16-1007-(08)AZ-00009)  hereby approved shall 
only be used and occupied in accordance with all of the following:

a) 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) the Retail Outlet Units hereby approved shall be 
used for specialist retailing as a Designer Outlet Centre with associated ancillary 
facilities only and for no other purpose. For the purpose of this condition, specialist 
retailing and Designer Outlet Centre 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. 

b) In at least 90% of the floorspace within the Retail Outlet Units that is used for sales 
to members of the public, any goods offered for sale shall be priced at least 30% 
below the recommended retail price (RRP) 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 and surplus stock and 
accessories.

c) Within 20 days of the anniversary of the opening of the Retail Outlet Units, if 
requested by the Local Planning Authority, an annual report shall be submitted to 
the Council providing information on the occupancy of all units within the Retail 
Outlet Units part of the development, records of type of goods for sale for all Class 
A1 units within the site, and compliance with 30% RRP discount pricing.

d) No Retail Outlet Unit hereby permitted shall be used for the primary retail sale of 
garden products, computers and software and white goods and no unit hereby 
permitted shall be occupied as a newsagent, chemists, travel agency, post office, 
ticket agency (excluding the approved tourist information and visitor centre), 
hairdressers, bank, or dry cleaners. 

Reason: To define the permission and to ensure the retail offer accords with the offer 
available in Designer Outlet Centres.



 
50 The maximum amounts of gross internal floor space for each use permitted by the 

permission shall be limited as follows:

a) No more than 15,305 sq.m gross internal floor space within the application site is 
to be used for Class A1 retail uses as part of the Retail Outlet Units ;

b) No more than 1,252 sq.m gross internal floor space within the application site is to 
be used for Class A3 restaurant and café uses as part of the Retail Outlet Units;

c) No more than 1,147 sq.m gross internal floor space within the application site is to 
be used for storage uses as part of the Retail Outlet Units

d) No more than 5,574 sq.m gross external floor space within the application site is to 
be used for Class A1 retail uses as part of the large goods retail unit;

e) No more than 439 sq.m gross external floor space within the application site is to 
be used for Class D1 non-residential institutions uses; 

f) No more than 2,096 sq.m gross external floor space within the application site is to 
be used for Class D2 assembly and leisure uses; 

g) No more than 5,251 sq.m gross external floor space within the application site is to 
be used for Class B1 office uses; 

h) No more than 5,521 sq.m gross external floor space within the application site is to 
be used as a garden centre, with no more than 1,393 sq.m gross external display 
area; and

i) The remaining floor space shall only be used for the provision of toilet blocks, 
storage, a Tourist Information & Visitor Centre and uses ancillary thereto.

Reason: To define the permission and to ensure the retail offer accords with the offer 
available in Designer Outlet Centres.

51 No Retail Outlet Unit either as constructed pursuant to this permission 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).

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

52 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): 

(i) no building or part of any building hereby permitted shall be used for the sale of 
convenience retail goods, other than confectionary and food and beverage related 
gifts or within a restaurant or café for consumption on those premises; and

(ii) no part of the garden centre shall be used for the sale of any convenience retail 
goods save as permitted by condition 64

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

53 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 (other than as expressly permitted by this permission) and no part of the 
development shall be used for any Class A2 (financial and professional services, other 
than automated teller machines), Class A4 (drinking establishments) or Class A5 (hot 
food takeaway) uses. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted) Order 2015 (as amended) (or any subsequent Order revoking or 



re-enacting that Order) following first occupation of the development no changes of use 
shall occur.

Reason: To define the extent of the permission and control the retail floorspace.
 
54 The landscaping, environmental and ecological features across the whole site shall be 

managed and maintained in accordance with the Landscape and Environmental 
Management Plan approved by the Local Planning Authority pursuant to Condition 38.

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).

 
55 The car parks hereby permitted shall be operated in accordance with the car park 

management scheme approved by the Local Planning Authority pursuant to Condition 
41. 

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

 
56 From their installation, the systems for the extraction and filtration of fumes from the A3 

units hereby permitted shall be maintained in accordance with the details approved by 
the Local Planning Authority pursuant to condition 42.

Reason: In the interests of amenity. 

57 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 
planting season with others of similar size and species

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).

 
58 The A1 retail units hereby permitted shall not be open for business outside the following 

hours:
Monday 9:30am – 7pm
Tuesday 9:30am – 7pm
Wednesday 9:30am – 7pm
Thursday 9:30am – 9pm
Friday 9:30am – 7pm
Saturday 9:00am – 6pm
Sunday and public holidays 10:00am – 4pm 

In addition, notwithstanding the above, the A1 Retail Units hereby permitted 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. 
 
59 The opening hours of all A3 units hereby permitted within the area defined as the Retail 

Outlet Units on drawing 16-1007-(08)AZ-00009 shall be limited to one hour before the 
retail units hereby permitted open and one hour after closing of the retail units.

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



 
60 The development shall not be occupied until the crime prevention measures approved 

by the Local Planning Authority pursuant to condition 16 have been fully implemented 
in accordance with the approved details. Thereafter such measures shall be so 
maintained. 

Reason: In order to minimise the risk of crime. 

61 The operator of the retail floorspace hereby permitted shall maintain records of the 
occasions in each calendar year on which extended A1 Retail Units opening hours up 
to 10pm occurs 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. 

62 The use of the large goods retail unit hereby approved shall not be used for the sale of 
goods and services other than the following: 

Core Large Goods Retail Goods and Services limited to:

Glassware; cutlery, table linens; cookshop; gifts; picture frames; clocks; decorative 
accessories; wallpaper; paint; linens; bathroom accessories; rugs; fabrics; curtains and 
cushions; blinds and poles; furniture; mirrors; beds and bedroom furniture; home 
storage; lighting; large electrical items; audio and vision; IT and imaging; and small 
electrical goods.

With the exception of seasonal goods, no more than 20% of the net indoor floorspace 
(771 sqm) of the large goods retail unit shall be used for the display of Non-Core Large 
Goods Retail Goods and Services.

Non-Core Large Goods Retail Goods and Services limited to:

Cleaning; stationery; seasonal goods; nursery goods (including nursery furniture, 
prams, car seats and nursery related goods); toys; travel goods (including suitcases); 
beauty stands; skincare and bathing products (excluding make-up and perfume).  

An ancillary café to serve retail customers and for no other purpose, including any other 
purpose within Class A1 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, and in any event no display/sale of any items not identified as Core or Non-
Core Large Goods Retail Goods and Services detailed above.  There shall also be no 
display or sale of any clothing, footwear, sporting goods or books other than by way of 
generic internet sales not specifically referable to this store.

Reason:  The justification for this large good retail unit is based only for the sale of the 
above goods and the associated specific retail impact assessment

63. This consent does not confer approval of the indicative temporary garden centre 
structure shown on the indicative phasing plans (Drawing 16-1007-(03) SK-00013), which will 
require the submission of a separate standalone planning application.



Reason: For the avoidance of doubt and as the impacts of such a structure have not 
been considered as part of this application.

64. The garden centre and external display area to the garden centre hereby approved 
shall only be used for the sale of the following goods and services: 

Core Garden Centre Goods and Services limited to :

(i) Goods and services related to gardens and gardening; (ii) Horticultural products, 
trees, plants, shrubs, house plants and flowers of any type; (iii) Garden equipment, 
tools and accessories; (iv) Barbeques and their accessories; (v) Outdoor garden 
furniture; (vi) Sheds, garden buildings and outdoor garden play equipment; (vii) 
Fencing, trellis and landscaping materials; (viii) Conservatories; (ix) Conservatory 
furniture, furnishing and accessories; (x) Swimming pools and associated equipment; 
(xi) Aquatics, water garden equipment and their accessories; (xii) Books – including 
gardening, leisure, hobby, travel, sports and coffee table books and other literature 
other than fiction; (xiii) Soft furnishings; (xiv) Restaurant, coffee shop and children’s 
play area

With the exception of seasonal goods, no more than 30% of the net indoor floorspace 
(1292 sqm) of the Garden Centre shall be used for the display of Non-Core Garden 
Centre Goods and Services.

Non-Core Garden Centre Goods and Services limited to: 

(xv) Pictures, frames and prints; (xvi) Pets, pet accessories, pet care and advice; (xvii) 
Hobbies, toys and crafts; (xviii) Baskets, wicker work and country crafts; (xix) seasonal 
goods; (xx) China, glass and gifts; (xxi) Home table top items and kitchen accessories; 
(xxii) Outdoor and country pursuits clothing, footwear and equipment e.g. fishing, 
equestrian, hiking, climbing etc; (xxiii) Camping equipment and supplies; (xxiv) Clothing 
and footwear; (xxv) Butchers, Delicatessen, Greengrocers, Bakers, Florists and 
Confectionery.

and for no other purpose, including any other purpose within Class A1 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,

Reason: To define the nature of the approval hereby granted, to control the nature and 
extent of retail activities

65. 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:
(i) no unit hereby permitted shall be occupied as a cinema, bowling centre, music 

and concert hall, bingo and dance hall, swimming bath or skating rink.
(ii) the part of the application site shown coloured purple on the Land Use 

Parameter Plan (drawing 16-1007-(08)AZ-00009) shall be used for indoor sports 
and recreation, Gymnasiums, Training and Tourist information and for no other 
purpose.

Reason:  To define the nature of the approval hereby granted, to control the nature and 
extent of the D2 uses.



66. The opening hours of the D2 unit hereby permitted shall be limited to one hour before 
the retail units hereby permitted open and one hour after closing of the retail units.

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

67. No Part of the development shall be used or occupied until the works as shown in 
principle on drawing number XX  to amended the priority of the junction between the 
access to the site and Occupation Road (or as amended by detailed design) have been 
certified complete by the Local Planning Authority.

Reasons:  To ensure that the access to the development is provided in accordance with 
the details submitted as part of the Environmental Statement, in accordance with policy 
SP3 of the South Kesteven Core Strategy 2010 and the requirements of the National 
Planning Policy Framework. 

Standard Notes(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. 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.

3. The developer’s attention is drawn to the attached comments from Cadent in relation to the 
location of on-site apparatus.

4. The developer’s attention is drawn to the attached comments from Lincolnshire Police

5. 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 apparatus. It 
should be noted that the diversion works should normally be completed before 
development can commence.

6. 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.

7. 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.

8. 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.



Appendix A – Comments from Newark & Sherwood District Council







Appendix B – Comments from Peterborough City Council





Appendix C – Comments from City of Lincoln
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Appendix E - Letters from Rioja and Buckminster















































































































Appendix F - S.106 Planning Obligations



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

Provision of a 
Training 
Academy on 
site or a 
contribution to 
support the 
delivery of a 
training 
scheme 
targeted at 
assisting 
residents of 
the District to 
develop the 
skills and 
experience 
required to 
secure a job or 
apprenticeship 
in the retail or 
fashion or 
leisure 
industry

Provision of a 
Training 
Academy will 
help expand the 
number of local 
residents with 
relevant skills 
helping to 
mitigate the 
pressure on the 
local labour 
market and help 
to address 
unemployment 
levels and skills 
issues 
especially those 
between the 
ages 18 and 24.

Provision of a 
Training Academy or 
funding of a training 
package in 
conjunction with 
Grantham College or 
another training 
provider. 

If the Training 
Academy is not 
provided funding of 
£65,000 with payment 
spread over three 
years with first 
payment due 12 
months from 
commencement of 
the development or 
such other time limit 
as may be agreed 
with the Council (the 
end date).

The obligation 
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 80 (supporting 
economic growth 
through the planning 
system).  

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

The obligation 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 
DOC and staffing 
requirements,
 and the obligation 
will play its part in 
meeting policy 
objectives such as 
those in policy E1 – 
employment and 
development 

Provision of the 
Training Academy 
within 12 months  of 
occupation of the 
retail units or a 
financial contribution 
of £65,000 payable 

£21,450 12 months 
from commencement 
of development or 
such other time as 
agreed with the 
Council (the end 
date),
£21,450 on or before 
the first anniversary 
of the end date
£22,100 on or before 
the third anniversary 
of the end date.

Town Centre 
improvements 
to encourage 

Encourage 
linked trips by 
visitors to the 

Initiatives delivered 
directly by the 
development 

The proposal will 
impact on the town 
centre.  The proposal 

The proposal will 
impact on the town 
centre. The proposal 

The initiatives are 
fairly and reasonably 
related in scale and 



(a) Provision of 
minimum 62 sq. 
metres within the 
DOC Tourist and 
Visitor Information 
Centre for the 
purposes of 
supporting tourism 
initiatives, to promote 
town centre events 
and to encourage 
tourists and visitors to 
extend their stay and 
visit Grantham town 
centre and the 
surrounding area. 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 the 
development. 
Ongoing requirement 
to deliver obligation 

linked trips DOC to visit and 
spend in the 
town centre.  

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

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 
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."

will attract a large 
number of visitors to 
the DOC.  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. 

kind to the Grantham 
DOC. 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 

Ongoing requirement 
to deliver obligation



(c)  requirement to 
submit a scheme for 
the delivery of 
improvements to the 
existing Bus Service 
between the 
Development and the 
Town Centre to the 
District Council for 
approval prior to the 
Occupation of the 
Development, where 
the details of such 
scheme shall include 
the following:

The proposed 
timetable for the 
improved Bus 
Services, which shall 
operate at a minimum 
frequency of:

(i)
(ii) (i) One service every 

30 minutes during the 
peak am and pm 
periods 

(iii)
(iv) (ii) One service every 

60 minutes during the 
off peak periods 

The proposed route 
of the Bus Service, 
which shall link the 
Development with 
Grantham Town 
Centre (peak services 
and off peak 
services).

A requirement for Bus 
Service Security to 
ensure that in the 

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 
promoting and 
assisting journeys by 
public transport.

Some of the major 
benefits of the DOC 
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 

Scheme to be 
approved before 
occupation of the 
development. 

Improvements to the 
Bus service to be 
secured before 
occupation of first unit



event that the 
enhanced Bus 
Service is not fully 
delivered the Council 
can call upon the 
security as 
appropriate to help 
secure the bus 
service

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).

Scheme to be 
approved before 
occupation 

Ongoing requirement 
to deliver obligation

(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.

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

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 
five car parking sites 
including installation 
and maintenance 
costs. To be paid 12 
months after start on 
site.

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

(c) £75,000 towards 
promoting activities 
aimed at tourists 
within the town centre 
(events, festivals, 
markets etc). 

First occupation

(d) £150,000  towards 
other physical 
improvements to 
make Grantham 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



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

First occupation 

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

Ongoing future target 
of 10% reduction in 
car travel over a 5 
year period. 

The delivery of a 
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 Travel Plan for 
the DOC 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 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 
DOC, 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 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



The occupancy 
requirements would 
be as follows:

(a) No Class A1 unit 
shall be occupied 
other than by a 
permitted retailer or 
an “acceptable 
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. The restriction 
will allow for the list of 
potential occupiers to 
be reviewed subject 
to the LPA’s approval 
where specific criteria 
are met.

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 
Centre only and 
is occupied by 
permitted 
retailers  with 
appropriate 
controls relating 
to those retailers 
who occupy 
space in 
identified 
centres and thus 
reduce adverse 
impacts on 
those town 
centre.

In addition to the 
criteria at (a):

(b) No Class A1 unit 
shall be occupied by 
a permitted retailer 
which occupies a 
retail unit in 
Grantham town 
centre, Newark or 
Balderton as at the 
date of the section 

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 the identified 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



106 agreement; as at 
the date of the 
intended occupation; 
or within a period six 
months prior to the 
intended date of 
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, Newark or 
Balderton for a period 
of five years from 
when that binding 
commitment is 
approved or if later 
occupation.

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.



Restrictions on 
the existing 
Downtown 
Store 

1. Restrict the 
existing 
floorspace in 
order to prevent 
any significant 
increase in the 
proportion of 
floorspace that 
can be used for 
the sale of non-
bulky goods

2. Prevent use 
of floorspace for 
convenience 
retail goods

3. Control 
users/occupiers 
of the existing 
Downtown store 
in the same way 
as the control on 
uses of the 
proposed DOC 
through the “no 
poaching” 
obligation at 
limb (b) above 
(Occupancy 
requirements for 

A total area 
equivalent to 3,149 
sqm of the existing 
floorspace in the 
Downtown/ Boundary 
Mill building shall be 
restricted to use only 
for the sale of bulky 
goods and 
homeware, restaurant 
or storage uses.

None of the 
floorspace shall be 
used for convenience 
retail goods

The occupiers shall 
be controlled as per 
limb (b) above 
(Occupancy 
requirements for 
Class A1 retail units)

To ensure that the 
existing store 
operates at it 
currently does in line 
with the Retail Impact 
Assessment 
submitted in support 
of this planning 
application.

To ensure that the 
area of bulky goods 
floorspace released 
as part of the 
approval of the new 
@Home store is not 
used for the sale of 
other non-bulky 
comparison goods 
which could result in 
a greater adverse 
impact on Grantham 
Town Centre 

To ensure that the 
operation of the 
proposed 
development and the 
existing store do not 
adversely impact the 
vitality and viability of 
nearby town centres 
in accordance with 
the requirements of 
the NPPF and Policy 
E2 of the Core 
Strategy 

The restricted 
floorspace relates 
directly to the area 
currently available in 
the existing store and 
being used for the 
sale of bulk goods.

The proposed 
development will 
operate in conjunction 
with the existing retail 
operations on site.  
This obligation is 
required in order to 
ensure that the 
combined existing 
and proposed 
development does 
not impact on the 
vitality and viability of 
nearby centres.

The obligation is fairly 
and reasonably 
related in scale and 
kind to the 
development because 
the restricted 
floorspace only 
relates to the existing 
floorspace available 
in the existing store 
and currently used for 
the sale of bulk 
goods.

The obligation is fairly 
and reasonably 
related in scale and 
kind to the 
development because 
it only seeks to avoid 
direct competition 
with existing town 
centre locations.

On first occupation of 
any new retail 
premises within the 
Development.



Class A1 retail 
units).

Prevent any 
future 
subdivision of 
the existing 
Downtown / 
Boundary Mill 
store into 
smaller retail 
units

Restrict any 
future 
subdivision of 
the existing 
store in order to 
protect the 
vitality and 
viability of 
Grantham, 
Newark and 
Balderton 
Centres 

Restrict any future 
subdivision of the 
existing store so that 
no retail unit within 
the building can be 
less than 929 sqm in 
size.

To ensure that the 
operation of the 
proposed 
development and the 
existing store do not 
adversely impact the 
vitality and viability of 
nearby town centres 
in accordance with 
the requirements of 
the NPPF and Policy 
E2 of the Core 
Strategy 

The proposed 
development will 
operate in conjunction 
with the existing retail 
operations on site.  
This obligation is 
required in order to 
ensure that the 
combined existing 
and proposed 
development does 
not impact on the 
vitality and viability of 
nearby centres.

The obligation is fairly 
and reasonably 
related in scale and 
kind to the 
development because 
it only seeks to avoid 
direct competition for 
smaller retail units 
which would be better 
located within existing 
town centre locations.

On completion of the 
S106 agreement
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