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1

Introduction

1.1

Members will recall that this application was previously discussed as the Planning
Committee meeting on 22 July 2021 (Main Report – Appendix A and Additional Items Paper
– Appendix B). At the meeting, the Committee resolved to approve the application subject
to conditions and the completion of a Section 106 Agreement securing the affordable
housing requirements detailed in the appropriate section of the report.

1.2

The relevant minutes of the meeting were as follows:
-

-

Site was previously developed (brownfield) land located within the main built-up area of
Grantham; existing buildings are in a poor state of disrepair.
Opportunity to regenerate the site would be in accordance with the overall spatial
strategy and would provide a good source of housing land.
However, application proposed change of use of community facilities within Grantham
Town Centre boundary and had not provided detailed documentary evidence that the
site could not be used for alternative community and / or business use. Application was
contrary to Policy SP6 and GR4 of the Local Plan.
Benefits of regenerating the site for residential uses were considered to outweigh the
identified conflict.
Design proposals would regenerate the site in a manner that provides overall
enhancement to the street scene.
Scheme would preserve and enhance the setting and significance of Grantham
Conservation Area and the listed buildings on Westgate
No adverse impacts on neighbouring properties
No objections from Local Highways Authority – agreement of rights of way for access
would be subject to separate process.
S106 Agreement for 20% affordable housing – applicant to effectively serve as a private
affordable housing landlord.
In accordance with the development plan as a whole, no material considerations indicate
that permission should not be granted

During debate Members made the following comments
- Concern was raised about anti-social behaviour taking place around the site.
- Whether the narrow access to the building pose concerns for fire brigade vehicles.
Officers responded that whilst they were consulted. No comments had been provided by
the fire brigade
- Concern was raised about the suitability of pedestrian access for disabled and / or elderly
residents and visitors
- Queried what car parking facilities were provided
- Officers confirmed that car parking would be available nearby, which would encourage
walking and cycling.
It was proposed, seconded and AGREED that the application be approved for the summary
of reasons set out in the case officers report together with the following conditions…

2

Further Information

2.1

Since the meeting, additional representations have been received from the Council’s
Partnerships Project Officer, as follows:
“My preference would be for a commuted sum rather than on-site provision with a private
landlord with whom we have not worked with before”.

3

Officer Evaluation

3.1

In light of the above, updated comments from the Council’s Partnership Projects Officer, it
is now proposed to vary the Section 106 Heads of Terms previously approved by the
Committee, to enable the necessary affordable housing requirements to be met through
payment of a commuted sum rather than on-site.

3.2

The financial contribution payable via commuted sum will be calculated using the following
formula:
Open Market Value – Affordable Purchase Price = Affordable Housing Commuted Sum

3.3

The Affordable Purchase Price will be calculated using the relevant affordable housing
requirements set out within Policy H2 of the South Kesteven Local Plan, so that the
affordable purchase price would be calculated on the basis of delivering 20% affordable
housing (3 units), which would have been provided on the basis of 60% (2 units) as
affordable rent, and 40% (1 unit) as shared ownership.

3.4

On the basis of current land values, the commuted sum to be payable by the Applicant /
Developer would be £160,000.00. The commuted sum would be payable by the Applicant /
Developer prior to the first occupation of the first dwelling built on site.

3.5

Taking the above, into account, subject to the completion of a Section 106 Agreement to
secure the above commuted sum, the proposal would accord with Policy H2.

4

Recommendation

4.1

The officer recommendation is that the application should be approved, subject to the
conditions set out within main report (as approved on 22 July 2021) and subject to the
completion of a Section 106 Agreement to secure the affordable housing requirements as
set out above.

4.2

Where the Section 106 Agreement has not been concluded prior to the Committee , a period
not exceeding twelve weeks after the date of the Committee shall be set for the completion
of that obligation.

4.3

In the event that the agreement has not been concluded within the twelve-week 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 refuse planning permission for the appropriate reason(s) on the basis
that the necessary criteria essential to make what would otherwise be unacceptable
development acceptable have not been forthcoming.

Appendix A – Committee Report from 22 July 2021
1

Description of Site

1.1

The application site is a 0.05-hectare area of land situated between Westgate and
Greyfriars, in the centre of Grantham. The site currently comprises a range of buildings,
which are arranged in an east-west alignment. At the western end of the site is a 1 ½ storey
hall constructed of brick with large vertical piers and windows, with a corrugated roof; in the
centre of the site is a 3-storey brick building; adjacent, and to the rear of these buildings, is
a single storey structure which links the two buildings together, constructed of red brick and
a flat roof, and also includes a single storey element with gable end and pitched roof with
chimney (located to the rear of the central, three-storey building); at the eastern end of the
site is a single storey addition, which was formerly used as the Social Club’s toilet block and
bar. The buildings are in various states of disrepair and display evidence of fire damage and
vandalism.

1.2

The site is bound to the north by a private car park situated on the corner of Conduit Lane
and Greyfriars; to the west by single storey industrial units, which are occupied by a range
of uses, including Grantham Foodbank; to the south by a 3-storey industrial unit and to the
east by three-storey Victorian buildings that front onto Watergate.

1.3

The site is located within the Grantham Town Centre area boundary but is situated outside
the Primary Shopping frontage that incorporates Westgate. Similarly, the site lies outside,
but immediately adjacent to, the Grantham Conservation Area; whilst the existing 3-storey
properties situated adjacent to the eastern boundary of the site, fronting onto Westgate, are
Grade II listed buildings.

2

Description of proposal

2.1

The application seeks full (detailed) planning permission for the proposed change of use of
the former Westgate Social Club (Use Class A4 – Drinking Establishment and Use Class
D2 – Assembly Hall) to form 15(no.) residential dwellings (Use Class C3), including the
associated works.

2.2

The proposed development would involve the partial demolition of the former Social Club
and a proposed 2-storey rear extension and extension of the roof of the former hall on the
western side of the site, as well as the re-development of elements of the existing structures.
As such, the proposed development would involve the following changes to the scale and
layout of the existing buildings on site:

2.2.1

The 1 ½ storey hall situated at the western end of the site currently has sufficient space to
accommodate two floors of residential accommodation; the submitted scheme proposes to
raise the roof of the building to enable the provision of an additional floor of residential
accommodation.

2.2.2

The 3-storey building located in the centre of the site would be retained and is capable of
conversion to residential accommodation with limited alterations to the main fabric of the
structure.

2.2.3

The single-storey structure at the rear of the site, which links the two buildings together,
would be retained and a new 2-storey extension added. The existing gable element of the
building would be retained but the pitched roof would be replaced as part of the proposed
two-storey extension.

2.2.4

The single-storey building located at the eastern end of the site, that was formerly used by
the Social Club as a toilet block and bar, will be demolished to provide an outdoor courtyard
amenity space for residents and members of the public.

2.3

The submitted scheme would involve the provision of 15(no.) residential units of the
following mix: 1(no.) 1-bedroom duplex apartment, 8(no.) 1-bed single storey apartments,
and 6 (no.) 2-bedroom single storey apartments. Following discussions with the Applicant,
an amended Proposed Floor Plan and Schedule of Accommodation has been submitted,
which demonstrates that all the proposed apartments would meet the Government’s
national described space standards.

2.4

The submitted Proposed Floor Plans demonstrate how the current topography of the site
and scale of the existing buildings and proposed alterations would be utilised to form
residential accommodation across four levels. The site slopes at the western end, to the end
of the former hall / ballroom, which will be utilised to enable the provision of a single
apartment at lower ground floor level. The remaining accommodation will be split across 3storeys at ground, first and second floor levels. The proposed apartments on the top floor
of the former ballroom, created by raising the roof of this building, will benefit from terrace
balconies overlooking the north of the site and would provide natural surveillance over the
underpass / pedestrian access which would be positioned along the front (northern)
boundary of the site. Whilst the apartments situated within the central 3-storey building and
rear extension, have been designed to overlook the proposed courtyard amenity space. The
proposed apartment block would be served by a central atrium / lobby, which would be
situated in the central, 3-storey building.

2.5

The application has also been supported by a Proposed Elevations Plan, which indicates
that the development would include a variety of building designs, massing, height and
materials. The former hall / ballroom element at the western end of the site, proposes to
include the majority of windows on the northern elevation, the ground and first floor of this
elevation would be rendered in a lighter material, whilst the top floor would be rendered in
a darker, grey material. The west and southern elevations would use the existing brick
elevations, with the additional storeys designed to match. The central atrium feature would
be predominantly glass to provide natural light into the building. The current, central 3-storey
building would be largely retained in its current form, with the windows provided to overlook
the courtyard amenity space, with the corrugated roof replaced with slate roof tiles. Along
the southern elevation, the entrance to the proposed apartment block, from the courtyard
area, would be timber clad.

2.6

As alluded to above, the Proposed Site Plan indicates the provision of a new outdoor
courtyard amenity space to eastern end of the site, in the location of the former toilet block.

The Plan indicates the provision of benches and a raised brick planter situated on a mix of
concrete and block paving to create an intricate floor design. The amenity space would also
be served by proposed pedestrian accesses to Westgate, utilising the existing walkway
between 93 and 95 Westgate. At the southern end of the amenity space is a proposed cycle
storage area, that would have sufficient space for up to 21 bicycles and would be timber
covered and accessed via a fob system. Along the northern boundary would be an
underpass, which is proposed to provide public access between Westgate and Greyfriars;
and would include the access into the proposed apartment block. At the rear / southern end
of the site is a private access for residents to the proposed cycle and refuse storage areas.
The refuse storage would be situated in the south-west corner of the site within a timber
covered unit, with sufficient space for 6(no.) 1100 litre bins. A Waste and Cycle Storage
Plan has been submitted by the applicant which indicates that refuse will be collected from
the northern end of the existing industrial units which front onto Greyfriars. Pedestrian
access to the site from Greyfriars would also be from this point. There is no vehicular access
proposed to the site.
2.7

The proposed development seeks to utilise a number of the existing brick boundary walls,
which will be supplemented by new brick boundary walls and elements of timber fencing.

3

Relevant History
Reference
S20/1259

Proposal
Decision
Partial demolition and conversion of former Withdrawn
Westgate Social Club to form 27 residential
units, erection of two-storey rear extension
and roof extension

4

Policy Considerations

4.1

SKDC Local Plan 2011 – 2036
Policy SD1 – The Principles of Sustainable Development in South Kesteven
Policy SP1 – Spatial Strategy
Policy SP2 – Settlement Hierarchy
Policy SP3 – Infill Development
Policy SP6 – Community Services and Facilities
Policy H2 – Affordable Housing Contributions
Policy H4 – Meeting All Housing Needs
Policy EN1 – Landscape Character
Policy EN2 – Protecting Biodiversity and Geodiversity
Policy EN4 – Pollution Control
Policy EN5 – Water Environment and Flood Risk Management
Policy EN6 – The Historic Environment
Policy DE1 – Promoting Good Quality Design
Policy SB1 – Sustainable Building
Policy GR4 – Grantham: Town Centre Policy
Policy ID1 – Infrastructure for Growth
Policy ID2 – Transport and Strategic Transport Infrastructure

4.2

National Planning Policy Framework (NPPF)

Date
24.02.21

Section 2 – Achieving Sustainable Development
Section 4 – Decision-making
Section 5 – Delivering a sufficient supply of homes
Section 8 – Promoting healthy and safe communities
Section 9 – Promoting sustainable transport
Section 11 – Making effective use of land
Section 12 – Achieving well-designed places
Section 14 – Meeting the challenge of climate change, flooding and coastal change
Section 15 – Conserving and enhancing the natural environment
Section 16 – Conserving and enhancing the historic environment

5

Representations Received

5.1
5.1.1

Anglian Water
No objection to the principle of development subject to conditions.

5.1.2

The foul water drainage from the development is in the catchment of the Marston (Lincs)
Water Recycling Centre that will have available capacity for these flows.

5.1.3

The preferred method of surface water disposal would be to a sustainable drainage system
(SuDS) with connection to sewer seen as the last option.

5.1.4

Recommend conditions for surface water drainage management strategy.

5.2
5.2.1

Cadent Gas
No objections to the development.

5.2.2

Low or Medium pressure gas pipes and associated equipment within the vicinity of the site.
Informatives for applicant.

5.3
5.3.1

Environment Agency
No comments on the application.

5.4
5.4.1

Lincolnshire County Council Education
No request for contributions.

5.5
5.5.1

Lincolnshire County Council (Highways & SuDS)
Initial comments to request the submission of a statement detailing proposed drainage
intentions.

5.5.2

Revised comments provided following the submission of Parking Statement and Initial
Drainage Statement, as follows:
The site is located in a central urban area where services and facilities are within a
reasonable distance to be accessed via sustainable travel options such as walking, cycling
and public transport. Future residents of the development will not be reliant on the private
car and therefore parking is not essential for this proposal.

5.5.3

5.6
5.6.1

No objections to the development subject to the imposition of conditions requiring the
submission of a Construction Management Plan and Method Statement, and detailed
surface water drainage strategy.
Lincolnshire Police
No objections to the development.

5.6.2

Identifies that the underpass could create an ad-hoc gathering place, providing a hidden
recess and become a location that may present risk, particularly during hours of darkness.
Recommends that this point of entry is gated with appropriate access control, dawn to dusk
lighting and surveillance to be clear and unrestricted.

5.7
5.7.1

Natural England
No comments on the application.

5.8

SKDC Partnership Projects Officer (Affordable Housing)

5.8.1

A minimum of 20% affordable housing to be provided, which is equivalent to 3 units, with a
minimum of 60% to be social / affordable / intermediate rent and a maximum of 40% to be
affordable home ownership.

5.8.2

Notes that there can be issues with providing affordable housing within flat / apartment
schemes including, the difference in rent between the open market flats and affordable flats,
the requirement for there to be no rent deposits or rent in advance, and the requirement for
occupants to be from the District Council’s Housing Register and offered to those with a
connection to the Grantham area). Similarly, there can also be issues with the ownership of
affordable flats – Registered Providers will want to purchase the freehold to any affordable
housing.

5.8.3

Potential solution is for the owner / developer to let the affordable flats on the same terms
as a Registered Provider and become a “private affordable housing landlord”.

5.8.4

Alternatively, the provision of affordable housing could be delivered off-site or a commuted
sum paid in accordance with the calculations set out within the Planning Obligations SPD.

5.9
5.9.1

SKDC Conservation Officer
No objections to the proposals as they would not cause harm to the setting of nearby listed
buildings or conservation area nor remove historic fabric of significance.

5.9.2

The present structures are in a poor state of repair and although not located in a
conservation area their proximity to the listed buildings identified on Westgate means that
the impact of this scheme requires consideration.

5.9.3

The scheme is located to the rear of the listed structures and will not be readily visible from
the public domain (Westgate) but there is access to the site from Westgate and any
improvement to this commercial core is welcomed.

5.9.4

The scale, massing and materiality is considered to be appropriate for a town centre location
and the improved access and communal areas are welcomed.

5.10
SKDC Environmental Protection
5.10.1 No objections subject to conditions requiring the implementation of the recommendations /
mitigation measures identified in the submitted Noise Assessment Report, and precommencement submission of Ground Investigation Study and Asbestos Management
strategy.
5.11
SKDC Principal Urban Design Officer
5.11.1 Initial comments identified that the Proposed Floor Plans would largely meet the nationally
described space standards and supporting the cycle storage details.
5.11.2 Requested clarification relating to apartment sizes, and bin storage requirements, and the
imposition of conditions relating the courtyard design and other landscaping arrangements.
5.11.3 Revised comments following the submission of amended Proposed Site Plan, Proposed
Bin and Cycle Storage Plan and Proposed Floor Plan to be reported through late items.
5.12
SKDC Building Control
5.12.1 No objections - confirmed that the bin storage provision is appropriate for the scheme.

6

Representations as a Result of Publicity

6.1

The application has been advertised in accordance with the Council’s Statement of
Community Involvement and 5 letters of representation has been received including 2
neutral letters and 3 letters of objection. The representations raised the following relevant
matters:
1. Concerns about absence of vehicle parking.
2. Concerns about access for refuse and emergency vehicles.
3. Concerns about potential noise impacts and lighting impacts on surrounding
properties.
4. Concerns about the location of the bin storage and arrangements for refuse
collection.
5. Comments that the site does not have the right of access over the proposed
pedestrian access arrangements to Westgate and Greyfriars – and
consultees unwilling to grant legal right of access over their land.
6. Comments about existing drainage issues which will be worsened by the
proposals.
7. Support for the encouragement of sustainable access options.
8. Support for the proposed outdoor courtyard / plaza.

7

Evaluation

7.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the Local
Planning Authority makes decisions in accordance with the adopted Development Plan,
unless material considerations indicate otherwise. The Council adopted the South Kesteven
Local Plan 2011-2036 on 30 January 2020, which forms the Development Plan for the
District, and is the basis of decision-making in South Kesteven. The policies and provisions

set out in the National Planning Policy Framework (Adopted February 2019) are also a
material consideration in the determination of planning applications.
7.2

Principle of Development

7.2.1

Policy SD1 (The Principles of Sustainable Development in South Kesteven) sets out the
overarching obligation for development proposals to minimise its impact on climate change
and contribute towards a strong, stable and more diverse economy. The policy requires
consideration of a number of matters including the impact of development on climate
change, minimising the need to travel, avoiding development of areas of flood risk and
development proposals giving rise to pollution, encouraging the use of previously developed
or underutilised land, providing a supply of housing to meet the needs of present and future
generations, and enhancing the character, natural environment and cultural and historic
environment of the District.

7.2.2

Policy SP1 (Spatial Strategy) outlines the overall spatial development strategy for the
District during the plan period. It identifies that the overall strategy of the Local Plan is to
deliver sustainable growth, including new housing and job creation, in order to facilitate
growth in the local economy and support local residents. In particular, the focus for the
majority of growth is in and around the four market towns, with Grantham being a particular
focal point for development. Development proposals that make the most effective use of
previously developed land will also be encouraged. In connection with the above, decisions
about the location and scale of new development will be taken on the basis of the settlement
hierarchy set out in Policy SP2.

7.2.3

Policy SP2 (Settlement Hierarchy) identifies Grantham as being the primary focal point for
development within the District during the plan period with a view to strengthening its
position as a sub-regional centre. The policy states that “New development proposals will
be supported on appropriate and deliverable brownfield sites and on sustainable greenfield
sites (including urban extensions), where development will not compromise the town’s
natural and character”.

7.2.4

Section 11 of the National Planning Policy Framework (NPPF) (“the Framework”)
encourages the effective use of land. In particular, Paragraph 118 of the Framework states
that “planning policies and decisions should give substantial weight to the value of using
suitable brownfield land within settlements for homes and other identified needs, and
support appropriate opportunities to remediate despoiled, degraded, derelict, contaminated
or unstable land; and promote and support the development of under-utilised land and
buildings, especially where this would meet identified needs for housing where land supply
is constrained and available sites could be used more effectively”.

7.2.5

In this respect, the site is a previously developed (brownfield) site located within the main
urban area of Grantham and the existing buildings on site are demonstrating evidence of
fire damage and vandalism. As such, the opportunity to regenerate the site would be in
accordance with the overall spatial strategy for the District and the Framework and,
therefore, is considered to be acceptable in principle, subject to material considerations.
These matters are discussed in further detail later in this report.

7.2.6

With regards to the proposed development of the site for residential purposes specifically,
Policy SP3 (Infill Development) identifies that infill development, which is in accordance with
all other relevant Local Plan policies, will be supported provided that:
(a) It is within a substantially built-up frontage or redevelopment opportunity
(previously developed land)
(b) It is within the main built-up part of the settlement
(c) It does not cause unacceptable impact on the occupiers’ amenity of adjacent
properties
(d) It does not extend the pattern of development beyond the existing built form; and
(e) It is in keeping with the character of the area and is sensitive to the setting of
adjacent properties.

7.2.7

As mentioned above, the site represents a redevelopment opportunity within the main-built
up area of Grantham and is surrounded on three sides by existing industrial / commercial /
residential properties, and bound to the north by a private car park. As such, the site’s
locational characteristics means that the proposal would be in accordance with criteria (a),
(b) and (d) of Policy SP3. In respect of criteria (c) and (e), these detailed design
considerations are assessed in detail below.

7.2.8

As referenced previously, the site was formerly used as the Westgate Social Club (Use
Classes A4 and D2) and, therefore, the proposed change of use to residential purposes
would entail the loss of a former community facility. Policy SP6 (Community Services and
Facilities) of the Local Plan states that “Applications for the change of use of all community
facilities which would result in the loss of community use will be resisted unless it is clearly
demonstrated that:
(a) There are alternative facilities available and active in the same area which would
fulfil the role of the existing use / building; and
(b) The existing use is no longer viable (supported by documentary evidence), and
there is no realistic prospect of the premises being re-used for alternative business
or community facility use.
The proposal must also demonstrate that consideration has been given to:
(c) The re-use of the premises for an alternative community business or facility ad that
effort has been made to try to secure such a re-use; and
(d) The potential impact closure may have on the area and its community, with regard
to public use and support for both the existing and proposed use”.

7.2.9

Similarly, Section 8 of the Framework seeks to promote the provision of healthy and safe
communities. Specifically, Paragraph 92 states that planning policies and decisions should
“guard against the unnecessary loss of valued facilities and services, particularly where this
would reduce the community’s ability to meet its day-to-day needs”.

7.2.10 In respect of the above, the submitted proposals would be contrary to Policy SP6 insofar as
the application has not been supported by any detailed assessment of the site’s former

community use and the viability of redeveloping the site for an alternative business or
community facility. However, the Section 1.2 of the Planning, Design and Access Statement
which accompanied the application does provide some relevant details. It states that the
Social Club closed in 2016 and was subsequently advertised for sale with no interest in
taking the business forward. The site has stood vacant since the closure of the Social Club,
which would concur with the applicant’s submission that the site is not viable / attractive to
the market for an alternative business / community use. Similarly, the site’s location within
the Grantham Town Centre area, where there are a number of alternative community
facilities and / or drinking establishments would indicate that there would be no overall,
adverse impact to the community resulting from the change of use of the site. Thus, whilst
the application is contrary to Policy SP6 insofar as there is no detailed documentary
evidence assessing the scheme against the identified criteria, it is considered that the harm
caused by contravention with this policy would be minimal when weighed in the planning
balance.
7.2.11 Furthermore, as identified previously, the site is located within the Grantham Town Centre
boundary. Local Plan Policy GR4 (Grantham Town Centre Policy) identifies that “within the
town centre, development or re-use of buildings for a range of uses, including retail, leisure,
offices, food and drink, cultural and residential will be supported…
Within the town centre boundary, proposals for A-uses will be supported, as well as
proposals for Offices (B1), Health Care, Day Nurseries (D1), and leisure and tourism related
uses i.e. cinema, recreation facilities (D2) and appropriate residential development on upper
floors, provided that the use does not cause undue harm to the character and appeal of the
town centre, nor generate “dead shopping frontages”.
7.2.12 In view of the above, it is considered that the proposed development would be contrary to
Policy GR4 insofar as it proposes residential development on the ground floor of a unit within
the Grantham Town Centre boundary. Notwithstanding the above, as with Policy SP6, is
considered that the weight to be attributed to the contravention of the policy in the planning
balance would be minimal due to the long-term vacancy of the site, and subsequent
assumed limited interest in redeveloping the site (including the ground floor) for an
appropriate town centre use.
7.2.13 Consequently, the application proposes the change of use of the former Westgate Social
Club to residential purposes, and the applicant has failed to provide detailed documentary
evidence that the site could not be retained for an alternative community and / or business
facility. Similarly, the proposed development would involve the provision of ground floor
residential units in the Grantham Town Centre boundary. As such, the application would be
contrary to Policy SP6 and Policy GR4 of the Local Plan.
7.2.14 However, as detailed above, it is understood that the former Social Club closed in 2016 and
the site was advertised for sale for a period of time prior to / and following the club’s closure,
without any interest in purchasing the business. Similarly, the site has stood vacant since
the Social Club’s closure, which would also indicate a lack of interest in redeveloping the
site for an alternative town centre use. In addition, the site’s location within the Grantham
Town Centre boundary means that there are a number of alternative community facilities
and drinking establishments within the immediate area and, therefore, it is considered that
there are sufficient facilities to meet the community’s day-to-day needs. Thus, it is Officer’s

view that the weight to be attributed to the identified conflict with Policy SP6 and GR4, in
the planning balance is limited.
7.2.15 Furthermore, the site is a previously developed (brownfield) site located within the main
urban area of Grantham and the existing buildings on site are demonstrating evidence of
fire damage and vandalism. As such, the current application would provide the opportunity
to regenerate the site and improve the current adverse visual appearance of the site,
alongside providing an appropriate number of residential units to meet the identified housing
needs for the District. As such, the proposed development would accord with the general
provisions of Policy SD1, SP1, SP2 and SP3 of the Local Plan.
7.2.16 In assessing the principle of development as a whole, it is Officer’s assessment that the
benefits of regenerating a previously developed site in the centre of Grantham, which is
currently providing an adverse visual appearance to the area, to meet the needs of smaller
residential units in accordance with the general requirements of Policy SD1, SP1, SP2, and
SP3, would outweigh the minimal harm caused by the identified conflict with Policies SP6
and GR4 of the Local Plan. Taking the above into account, it is considered that the principle
of the change of use of the site to residential purposes is acceptable, subject to material
considerations. These matters have been assessed in detail below.
7.3

Affordable Housing Contributions / Meeting All Housing Needs

7.3.1

Policy H2 (Affordable Housing Contributions) seeks to meet the needs for affordable
housing within the District by requiring all major development proposals to provide
affordable housing. Within the urban area of Grantham, the affordable housing requirement
is 20%. The policy states that all affordable housing will be expected to:
(a) Include a mix of socially rented / affordable rent / intermediate rent and
intermediate market housing appropriate to the current evidence of local need and
local incomes as advised by the Council
(b) Be well integrated with the open market housing through layout, siting, design and
style
(c) Be of an appropriate size and / or property type to meet the needs identified by the
current evidence of local housing need for affordability in the area; and
(d) The Council will expect this requirement to be met in all cases.

7.3.2

Furthermore, Paragraph 64 of the Framework requires major residential development
proposals to provide a minimum of 10% of homes for affordable home ownership.

7.3.3

The Council’s Partnership Project Officer, as Affordable Housing advisor, has been
consulted on the proposals and has confirmed that a minimum of 20% affordable housing
is to be provided, which is equivalent to 3 units, with a minimum of 60% of the affordable
housing to be social / affordable / intermediate rent and a maximum of 40% to be affordable
home ownership.

7.3.4

In respect of the proposed development for apartments specifically, the Council’s
Partnership Project Officer has highlighted that can be issues with providing affordable
housing with such schemes due the difference in rent between open market and affordable
occupants, the requirement for there to be no rent deposits or rent in advance on affordable
units, the requirement for affordable units occupants to be from the Council’s Housing
Register and those with a connection to the Grantham area. Similarly, registered providers
would want to purchase the freehold of any affordable housing that they are to adopt
responsibility for and, as such, are not willing to purchase affordable flats. An identified
solution to the aforementioned issues is for the owner / developer to let the affordable flats
on the same terms as a Registered Provide and in effect become a private affordable
housing landlord.
The Applicant has elected to pursue this option and, as such, a Section 106 Agreement is
currently being prepared to secure the appropriate affordable housing contributions and
nomination arrangements. Taking the above into account, the proposal would accord with
Policy H2.

7.3.5

With regards to the mix of property sizes across the development scheme, Policy H4
(Meeting All Housing Needs) of the Local Plan seeks to ensure that residential development
is of an appropriate size and type to meet the current and future needs of the District.
Similarly, Section 5 of the Framework sets out the requirement to provide sufficient amount
and variety of land to meet the size, type and tenure of housing to meet the needs of different
groups in the community.
The Strategic Housing Market Assessment (SHMA) 2014 (part updated in 2017)
demonstrates the need for affordable and housing market in the District and identifies a
general requirement for smaller residential units (3 bedrooms or less). The proposed
residential development would provide a range of 1- and 2-bedroom apartments and,
therefore, would provide an appropriate contribution towards meeting this identified housing
need.

7.3.6

Taking the above into account, it is concluded that, subject to the completion of the Section
106 Agreement, the proposal would be in accordance with Policy H2 and Policy H4 of the
Local Plan.

7.4

Impact on the character and appearance of the area

7.4.1

Local Plan Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) that
to ensure high quality design is achieved throughout the District, all development proposals
will be expected to make a positive contribution to local distinctiveness, vernacular and
character of the area. Proposals should reinforce local identity and not have an adverse
impact on the streetscene, settlement pattern or the landscape / townscape character of the
surrounding area. Proposal should be of an appropriate scale, density, massing, height and
material, given the context of the area. All major residential development proposals will be
expected to perform positively against Building for Life 12 (subsequently superseded by
Building for a Healthy Life) and should seek to provide a minimum of 10% of new dwellings
as “Accessible and Adaptable” in line with optional standards set out in Part M4(2) of the
Building Regulations. Policy EN1 (Landscape Character) seeks to ensure that development
is appropriate for its context.

7.4.2

The National Planning Policy Framework (Section 12) states that good design is a key
aspect of sustainable development, creates better places in which to live and work and
makes development acceptable to communities. It identifies that new development should
be visually attractive, as a result of good architecture and appropriate landscaping.

7.4.3

In this respect, the application site is a previously developed site which contains a number
of existing buildings / structures which are in various states of disrepair and are displaying
evidence of fire damage and / or vandalism. The site in its current form is considered to
provide an unsightly feature within the Grantham Town Centre streetscene, and adjacent to
the primary shopping frontage.

7.4.4

The application proposals involve a number of alterations to the scale and layout of the
buildings on site, including raising the roof of the 1 ½ storey former hall / ballroom at the
western end of the site and 2-storey extension of the single-storey structure at the rear of
the site, which currently links the ballroom and central 3-storey building together. The singlestorey building located at the eastern end of the site, which was formerly used by the Social
Club as a toilet block and bar, will be demolished to provide an outdoor courtyard / plaza for
residents and members of the public. In this respect, it is noted that the site and the
surrounding area currently involves elements of 3-storey built form, in particular, the central
building on-site and the existing Victorian properties to the east of the site fronting onto
Westgate, and the industrial unit to the south of the site. As such, the scale of the proposed
development in considered to be acceptable when viewed in conjunction with the existing
site context.

7.4.5

Furthermore, the Proposed Site Layout, including the positioning of the proposed outdoor
courtyard / plaza, would maximise opportunities to utilise natural sunlight and surveillance
over public areas. Similarly, the proposed refuse storage location seeks to provide an
appropriate functional use for an otherwise dark and unattractive area of the site. Therefore,
the proposed site layout is considered to be acceptable.

7.4.6

In addition, the application has been supported by a Proposed Elevations Plan, which
demonstrates the uses of a variety of designs and materials. The ground and first floor
elevation of the former hall / ballroom element would be rendered in a lighter material, whilst
the top floor of this element would be rendered in a darker, grey material. The west and
south elevations would retain the existing brick elevations, with additional storeys designed
to match. The central atrium feature would be predominantly glass to assist in providing
natural light into the communal hallways. The central 3-storey building would be largely
retained in its current form, with the addition of windows on the eastern elevation to provide
an attractive outlook and assist with natural surveillance of this area; the corrugated roof of
this building would be replaced with slate roof tiles. The rear, extended building would retain
the existing brickwork, except for the entrance in the south-eastern corner of the site which
would be timber clad. The proposed design and materials of the development are
considered to be appropriate to the site’s urban location and the development would
significantly enhance the streetscene, and provide a greater degree of positive visual
interest, when assessed against the site’s current poor form. In relation to this, precommencement conditions are proposed requiring the submission of a detailed materials
schedule to ensure that the development utilises appropriate materials for the area, as
broadly indicated on the submitted plans.

7.4.7

In connection with the above, the Council’s Principal Urban Design Officer has been
consulted on the application and has confirmed that the submitted plans are acceptable.
The Officer did raise some concerns about whether the scheme included sufficient refuse
storage and collection arrangements and requested a covered area for the refuse storage;
as well as whether the apartments would meet nationally described space standards.
Furthermore, they recommended conditions requiring the submission of the detailed
courtyard design and appropriate hard and soft landscaping arrangements.

7.4.8

It is noted that representations received from members of the public have also raised
concerns about the location of the bin storage and the suggested arrangements for refuse
collection.

7.4.9

Following receipt of the Urban Design Officer’s comments, the applicant has submitted
amended Proposed Site Layout, Proposed Floor Plan and Proposed Cycle and Storage
Plans to address the concerns raised. As such, the proposed development does now
include the provision of a timber covered storage unit for the proposed refuse storage area
and the Proposed Floor Plans have been amended to ensure that all proposed dwellings
would now meet the nationally described space standards. In view of this, it is considered
that the quantum of residential development on the site is appropriate. Pre-commencement
conditions are recommended requiring the submission of further details relating to the
outdoor courtyard / plaza design and confirmation of the proposed hard and soft landscaping
arrangements, including materials / plant specifications.

7.4.10 With regards to the refuse storage and collection arrangements, the Council’s Building
Control team have been consulted on the application and have confirmed that the indicated
provision of 6(no.) 1100 litre bins and collection by refuse vehicles from the north of the
existing industrial units fronting onto Greyfriars would meet the appropriate requirements.
7.4.11 Taking the above into account, the proposed development scheme would regenerate the
current, dilapidated and damaged buildings on site in a manner that would result in an
overall positive enhancement of the local streetscene. The proposals are considered to be
of an appropriate scale, layout, height, massing and density when viewed in the context of
the existing site characteristics and the surrounding development uses. The Proposed
Elevations Plan indicates an attractive design which would provide variety in terms of
massing, design and materials and secures a greater degree of positive visual interest.
Consequently, the scheme is considered to be in accordance with Policy DE1 and Policy
EN1 of the Local Plan and Section 12 of the NPPF, subject to conditions.
7.5

Impact on heritage assets

7.5.1

As previously identified, the site is located outside, but immediately adjacent to, the
Grantham Conservation Area and the existing 3-storey Victorian properties adjacent to the
site’s eastern boundary, which front onto Westgate, are Grade II Listed Buildings.

7.5.2

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires
Local Planning Authorities to have special regard for the desirability of preserving listed
buildings and their settings, or any features of special architectural or historic interest which
it possesses.

7.5.3

Similarly, Section 72 of the Act 1990 requires Local Planning Authorities to give special
attention to the desirability of preserving or enhancing the character or appearance of
Conservation Areas.

7.5.4

The application of Local Plan Policy EN6 (The Historic Environment) in the determination of
planning application is the primary mechanism through which the Council exercises its
statutory requirements. This policy states that the Council will seek to protect and enhance
heritage assets and their settings in keeping with the policies in the National Planning Policy
Framework, and proposals will be expected to take Conservation Area Appraisals into
account, where these have been adopted by the Council.

7.5.5

In connection with the above, Section 16 of the Framework seeks to ensure the conservation
and enhancement of the historic environment. Paragraph 189 sets out the following
requirement when considering applications which have the potential to affect heritage
assets:
“In determining planning applications, local planning authorities should require an applicant
to describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and no
more than is sufficient to understand the potential impact of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary”.

7.5.6

The submitted application has been accompanied by a Heritage Statement, which seeks to
consider the setting and significance of the Conservation Area and the listed buildings
adjacent to the site’s eastern boundary. In this respect, the Statement concludes that it is
the street frontages of the properties on Westgate that are considered to be of more
significance, and that the rear of these buildings does not hold the same degree of visual
significance. Furthermore, it is suggested that the development would enhance the setting
of the listed buildings by improving the views into / out of their rear elevations through the
demolition of the single-storey building at the eastern end of the application site, and the
subsequent redevelopment of the existing, abandoned buildings.

7.5.7

The Council’s Conservation Officer has been consulted as part of the application and has
confirmed that there are no objections to the proposals, as they would not cause harm to
the setting of the nearby listed buildings or Conservation Area, nor remove any historic fabric
of significance. The Officer has also confirmed that the present structures are in a poor state
of repair and whilst not readily visible from Westgate, any improvement to the site would be
welcomed.

7.5.8

Taking all of the above matters in account, it is considered that the proposed development
would appropriately preserve and enhance the setting and significance of the Grantham
Conservation Area and the listed buildings located on Westgate and, as a result, the
application would be in accordance with Policy EN6 of the Local Plan and Section 16 of the
Framework.

7.6

Impact on neighbouring properties

7.6.1

Policy DE1 (Promoting Good Quality Design) states (amongst other criteria) that all
development proposals will be expected to ensure that there is no adverse impact on the

amenity of neighbouring users in terms of noise, light pollution, loss of privacy and loss of
light, and should provide sufficient amenity space, suitable to the type and amount of
development proposed.
7.6.2

Paragraph 127 of the Framework states that developments should 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 and community cohesion and resilience.

7.6.3

In this respect, whilst the Proposed Elevations Plan does indicate the provision of new /
additional windows along the eastern elevation of the proposed development, particularly in
the extended building to the rear of the site it is considered that there is sufficient separation
between these elements to ensure the protection of appropriate levels of privacy for existing
and future occupants. Notwithstanding the above, the proposed development would involve
the re-use of existing buildings on site and, as such, would not result in residential
development encroaching on the current residential uses situated in the upper floors of the
properties to the east of the site, fronting onto Greyfriars, beyond the existing situation.

7.6.4

In relation to this, the proposed development scheme involves the positioning of windows
to maximise opportunities for natural sunlight to penetrate the proposed residential units and
the communal hallways and central atrium.

7.6.5

Furthermore, when assessed in the context of the existing buildings on-site and the
surrounding built form, the scale and massing of the proposed development is considered
to be appropriate insofar as it would not result in overdominance or loss of light for the
surrounding land uses. Likewise, the demolition of the single storey former toilet block / bar
building situated in the eastern end of the site, will enhance the provision of sunlight to this
part of the site and would provide an improved outlook for occupants of properties along this
boundary through the delivery of an outdoor courtyard / plaza.

7.6.6

It is acknowledged that the development proposal would involve the provision of a terraced
balcony for residential units situated on the top floor of the former hall / ballroom building.
However, these terraces would primarily afford views to the north of the site, which is bound
by a private car park and there are significant separation distances between the proposed
balconies and the nearest residential receptors. The alignment of this building within the site
would mean that views to the east, towards the residential uses in the upper floors of the
properties fronting Westgate, would be obstructed by the central, three-storey building onsite.

7.6.7

Public representations received on the application have raised concerns about potential
impacts of noise pollution on residential properties on the upper floors of properties fronting
Westgate, as well as concerns about light pollution resulting from the development proposal.

7.6.8

In this respect, it is noted that the application site is located within close proximity to a
number of sources of noise pollution, including the industrial / commercial units situated to
the south and west of the site, accessed via Greyfriars. It is considered that the proposed
development of the site for residential purposes would not give rise to adverse levels of
noise pollution beyond that already generated by the surrounding land uses and, therefore,

would not give rise to adverse noise impacts on the residential units in the upper floors of
properties fronting Westgate.
7.6.9

Similarly, in relation to the provision of an appropriate noise environment for future
occupants of the proposed development. The application has been supported by a Noise
Report, completed by UK Building Compliance, which has concluded that the site is at
“Medium Risk”. However, in view of the existing residential land uses, it is considered that,
provided good acoustic design is implemented, the amenity of future occupants can be fully
protected. Section 4 of the Report sets out a number of recommendations to ensure an
appropriate acoustic design.

7.6.10 The Council’s Environment Protection Team have been consulted as part of the application.
In relation to potential noise pollution / impacts, the Environmental Health Officer has raised
no concerns subject to the implementation of the recommendations and mitigations
measures included within the Noise Assessment Report. Pre-occupation conditions are
proposed to secure the implementation are these measures.
7.6.11 Furthermore, the Application Form completed as part of the application does indicate the
provision of external lighting as part of the scheme, and conditions are proposed which
would require the pre-development completion of a Lighting Assessment and the
subsequent implementation of a Lighting Scheme in accordance with the recommendations
of that report. As such, it is considered that an appropriate lighting scheme can be designed
to ensure no adverse light impacts on existing and future residential occupants.
7.6.12 Lincolnshire Police have been consulted on the application and have raised no objection to
the principle of development on the site. However, they have raised concerns about the
proposed access route through the underpass and have recommend that this access point
is gated, with dawn to dusk lighting, and clear and unrestricted surveillance. Public
representations received on the application have also raised similarly concerns about the
safety of pedestrian connections to / from the site.
7.6.13 In this respect, it is considered that the location of the proposed residential accommodation
with the building, particularly within the central 3-storey element and the former hall /
ballroom element provides views across the north of the site, including the proposed
pedestrian footpath link along the northern boundary and, therefore, would provide a degree
of natural surveillance. In respect of the request for lighting to be provided, as referenced
above conditions are proposed requiring the completion of a Lighting Assessment and
implementation of an appropriate scheme in accordance with the recommendations of the
assessment. Similarly, conditions relating to the submission of details relating to the design
of the proposed outdoor courtyard, also include a requirement for consideration to be given
to limiting public access to the underpass from the courtyard, to assist with addressing the
concerns.
7.6.14 Taking the above into account, it is concluded that the proposal would not have any adverse
impacts on neighbouring properties and would secure an appropriate level of amenity for all
existing and future occupants. As such, the proposal would accord with Local Plan Policy
DE1 and Section 12 of the Framework in this regard.
7.7

Sustainable Buildings

7.7.1

Policy SB1 (Sustainable Buildings) states that all development proposals will be expected
to mitigate and adapt to climate change. This includes a requirement for development
proposals to demonstrate how carbon dioxide emissions have been minimised; achieve a
“water neutral position”, including the provision of an appropriate water efficiency promotion
and consultation education programme in all major residential developments; and
supporting local carbon travel through the provision of electric car charging points.

7.7.2

In addition, Paragraph 148 of the NPPF states “the planning system should support the
transition to a low carbon future in a changing climate, taking full account of flood risk and
coastal change. It should help to shape places in ways that contribute to radical reductions
in greenhouse gas emissions, minimise vulnerability and improve resilience; encourage the
use of existing resources, including the conversion of existing buildings; and support
renewable and low carbon energy and associated infrastructure”.

7.7.3

In respect of the above, the Applicant has not provided a sustainability assessment of the
scheme in accordance with Policy SB1 and, as such, measures to secure compliance with
Policy SB1 is proposed to be conditioned.

7.7.4

Notwithstanding the proposed condition, it is acknowledged that the site would involve the
redevelopment of previously developed (brownfield) land, including the re-use of a
significant proportion of the existing buildings on site. Furthermore, the site is situated within
the Grantham Town Centre boundary and, therefore, is within close proximity of a wide
range of services and facilities to meet the needs of future occupants, which can be
accessed by a variety of active / sustainable travel options. As such, it is concluded that the
submitted scheme would represent sustainable development.

7.7.5

Consequently, subject to the imposition of a condition requesting details of sustainable
building measures, the proposal would be in accordance with Policy SB1 of the Local Plan.

7.8

Pollution Control

7.8.1

Policy EN4 (Pollution Control) identifies that development should seek to minimise pollution
and, where possible, contribute to the protection and improvement of the quality of air, land
and water. New development proposals should not have an adverse impact on existing
operations.

7.8.2

Similarly, Paragraph 170 of the Framework states that planning policies and decisions
should contribute to and enhance the natural and local environment by preventing new and
existing development from contributing to, being put at unacceptable risk from, or being
adversely affected by, unacceptable levels of soil, air, water or noise pollution and land
instability.

7.8.3

As identified above, the Council’s Environmental Protection Team have been consulted on
the application and have raised no objections to the principle of development. However,
they have recommended the imposition of pre-commencement conditions requiring the
completion of a Ground Investigation Survey and subsequent implementation of any
necessary remediation and verification strategy, as well as the submission of a strategy for

the management and / or safe disposal of asbestos and asbestos containing material from
the site.
7.8.4

Furthermore, in view of the adjacent land uses, Officers have also recommended the
inclusion of a pre-commencement condition requiring the submission of a Construction
Management Plan and Method Statement, including details of the proposed demolition to
ensure that the proposed demolition of the single-storey building to the eastern end of the
site, and the subsequent redevelopment of the site does not give rise to any unacceptable
impacts in respect of noise, air, land and water quality.

7.8.5

Consequently, the subject to the imposition of appropriate conditions, the proposed
development would be in accordance with Policy EN4 of the Local Plan and Section 15 of
the Framework.

7.9

Access, Highways Impact and Transport Infrastructure

7.9.1

Local Plan Policy ID2 (Transport and Strategic Transport Infrastructure) seeks to minimise
the use of travel by car and maximise sustainable transport modes. The policy also requires
development proposals to not result in any unacceptable highway safety impacts or severe
cumulative impacts on highways capacity.

7.9.2

Furthermore, Paragraph 109 of the Framework 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.

7.9.3

The application site is a “landlocked site” located within the Grantham Town Centre
boundary. The proposed development scheme does not include the provision of vehicular
access to the site, or any vehicular parking for future occupants of the development
proposal. Pedestrian access to the site is proposed to be provided from Greyfriars and
Westgate; from Greyfriars, access is to be provided to the north and rear of the existing
single-storey industrial unit adjacent to the application site’s western boundary; whilst
access from Westgate is proposed via an existing passageway situated between 93 and 95
Westgate.

7.9.4

The Applicant has provided a Parking Statement that identifies options for vehicle parking
for future occupants of the development but acknowledges that the scheme will be seeking
to encourage sustainable travel modes. In connection with this, the Applicant has also
submitted a Residential Travel Pack, prepared by J Consulting, which sets out information
for a range of sustainable transport options, these travel packs are to be provided to all
future occupants of the scheme. A pre-occupation is recommended to secure the provision
of these packs to future occupants of the development.

7.9.5

Lincolnshire County Council (as Local Highways Authority) have been consulted on the
application have raised no objections to the proposals stating “the site is located in a central
urban area where services and facilities are within a reasonable distance to be accessed
via sustainable travel options such as walking, cycling and public transport. Future residents
of the development will not be reliant on the private car and therefore parking is not essential
for this proposal”.

7.9.6

As such, the proposed development is not considered to give rise to any severe impacts on
highways safety or highways capacity, as per the terms of the Framework. The site’s
location means that it is well positioned to enable future occupants of the development to
access and wide range of local services and facilities via sustainable transport modes,
including walking.

7.9.7

In respect of the proposed pedestrian access arrangements, it is considered that the
proposals would assist in ensuring the scheme is positively integrated into the surrounding
area and enables future occupants to directly access local services via an appropriate desire
line.

7.9.8

In connection with the above, the Proposed Site Plan acknowledges that the proposed
pedestrian access links fall outside of the applicant’s ownership; the Plan indicates that
access to / from the site via Greyfriars for pedestrian and refuse access is to be agreed,
whilst the access between 93 and 95 Westgate is already agreed. Representations received
from third parties have claimed ownership of the land over which rights of access are to be
agreed and have stated that they would be unwilling to agree to it being used for the
identified purposes due to the implications for the operation of the existing businesses.

7.9.9

In this regard, the agreement of an appropriate right of way for pedestrian access and refuse
collection from Greyfriars is a private land dispute, Section 21 Paragraph 008 of the Planning
Practice Guidance sets out guidance in relation to relevant material considerations for the
determination of planning applications. It states that “the protection of purely private
interests such as the impact of development on the value of neighbouring property or loss
of private rights to light could not be material considerations”. Similarly, the Satnam
Millennium Limited vs. Secretary of State for Housing, Communities and Local Government
High Court Decision (Ref: 2019 EWHC 2631) established that the deliverability of a proposal
is irrelevant to the decision as to whether to grant planning permission. As such, whether
the applicant has an appropriate right of access across the land in question to deliver the
identified pedestrian access arrangements is not a relevant material consideration in the
determination of the application.

7.9.10 Consequently, it is considered that the application site benefits from a location which would
encourage future occupants to access local services and facilities via sustainable modes of
travel. The submitted Proposed Site Plan indicates appropriate pedestrian access
arrangements to encourage direct access to the services and facilities within the
surrounding area using the appropriate desire lines. As such, the scheme would not give
rise to any unacceptable impacts on highway safety or capacity. The application proposals
are, therefore, considered to be in accordance with Policy ID2 of the Local Plan and Section
9 of the Framework.
7.10

Flood Risk and Drainage Issues

7.10.1 Local Plan Policy EN5 (Water Environment and Flood Risk Management) identifies that
development should be located in the lowest areas of flooding risk and, where this is not
possible, the sequential approach to development will be applied. All development
proposals should avoid increasing flood risk elsewhere and all applications should be
supported by a statement on how surface water is to be managed.

7.10.2 Similarly, Paragraph 155 of the Framework states that “inappropriate development in areas
at risk of flooding should be avoided by directing development away from areas at highest
risk (whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk elsewhere”.
7.10.3 It is noted that public representations submitted on the application have raised concerns
relating to existing drainage issues with the site, and the potential for the proposed
development to exacerbate the stated issues.
7.10.4 In this respect, the application site is located within Flood Zone 1 of the Flood Map for
Planning and is also identified as being at low risk of surface water flooding, as such, the
site is considered to present low risk of surface water flooding. Following receipt of initial
comments from the LLFA, the Applicant has submitted an initial drainage statement, which
identifies that foul water drainage from the site will be discharged into the existing foul water
drainage network which serves the site. Likewise, surface water will also be discharged into
the local sewer network, although the site will seek to utilise Sustainable Urban Drainage
Systems [SuDS] through the implementation of soakaways and permeable block paving, as
part of areas of hardstanding.
7.10.5 In connection with the above, Lincolnshire County Council (as Lead Local Flood Authority)
have been consulted on the application and have raised no objections to the principle of
development on the site subject to the imposition of conditions. These proposed conditions
relate to the submission of a Construction Management Plan and Method Statement and
surface water drainage strategy. These conditions are proposed for inclusion as precommencement conditions.
7.10.6 Similarly, Anglian Water have been consulted on the application and have raised no
objection to the principle of development subject to the imposition of conditions relating to
the provision of an appropriate surface water drainage strategy.
7.10.7 As such, the application is considered to accord with Local Plan Policy EN5 and Section 14
of the Framework, subject to conditions requiring the detailed surface water drainage
strategy.
7.11

Ecology and Biodiversity

7.11.1 Policy EN2 (Protecting Biodiversity and Geodiversity) identifies that the Council will facilitate
the conservation, enhancement and promotion of the District’s biodiversity and geological
interests of the natural environment. This includes seeking to enhance ecological networks
and seeking to deliver a net gain on all proposals, where possible.
7.11.2 Similarly, Paragraph 170 of the National Planning Policy Framework states that planning
policies and decisions should contribute and enhance the natural and local environment by
“minimising impacts on and providing net gains for biodiversity, including by establishing
coherent ecological networks that are more resilient to current and future pressures”.
7.11.3 In connection with the above, Natural England have been consulted on the application and
have submitted no comments.

7.11.4 In view of the previously developed nature and, in particular, the various states of disrepair
of the existing buildings on the site, it is considered that the application site could have the
potential to support Roosting Bats, which are a protected species under the Wildlife and
Countryside Act 1981 and the Conservation Regulations 1994. As such, the applicant has
submitted a Preliminary Roost Assessment, completed by Rothen Ecology, which
concludes that there was no evidence of bat roosts at the time of the survey.
Notwithstanding the above, Section 4 of the Report sets out a series of recommendations /
measures to ensure no advise impacts on protected species. These are proposed to be
included as appropriate conditions.
7.11.5 Consequently, the proposed application is considered to accord with Policy EN2 and
Paragraph 170 of the Framework, subject to appropriate conditions.
7.12

Section 106 Heads of Terms

7.12.1 Policy ID1 (Infrastructure for Growth) requires all development proposals to demonstrate
that there is, or will be, sufficient infrastructure capacity to support and meet the essential
infrastructure requirements arising from the proposed development.
7.12.2 In connection with the above, Lincolnshire County Council Education have been consulted
on the application and have confirmed that the scheme is not calculated as creating
additional children and, therefore, there is no request for contributions.
7.12.3 Notwithstanding the above, the proposed development requires the provision of 20%
affordable housing. In view of the challenges of providing affordable housing as part of
apartment schemes, the Applicant has elected to let the affordable flats on the same terms
of as a Registered Provider and in effect serve as a private affordable housing landlord. A
Section 106 Agreement is currently being prepared to secure the appropriate affordable
housing contributions and nomination arrangements.

8

Crime and Disorder

8.1

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

9

Human Rights Implications

9.1

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

10

Planning Balance and Conclusions

10.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 that the Local Planning
Authority makes decisions in accordance with the adopted Development Plan, unless
material considerations indicate otherwise.

10.2

In this respect, the application proposes the change of use of the former Westgate Social
Club (Use Classes A4 and D2) to residential purposes (Use Class C3). The applicant has
failed to provide detailed documentary evidence that the site could not be retained for an
alternative community and / or business facility, and the proposals would involve the
provision of ground floor residential units within the Grantham Town Centre boundary. As
such, the application would be contrary to Policy SP6 and GR4 of the Local Plan. However,
it is understood that the former Social Club closed in 2006 and was advertised for sale
without any interest. Similarly, the site has stood vacant since the Social Club’s closure,
which provides further evidence to suggest the site is no longer viable / desirable for use as
an alternative town centre proposal. In addition, there are a number of alternative community
facilities and / or drinking establishments within the local area to ensure that the proposed
change of use would not have a detrimental impact on the day-to-day needs of the local
community. Thus, it is Officer’s assessment that limited weight is to be attributed to the
contravention with Policy SP6 and GR4.

10.3

Furthermore, the application site is previously developed (brownfield) land situated within
the main urban area of Grantham. The existing buildings on site are in various states of
disrepair and are displaying evidence of fire damage and vandalism, and are an unsightly
feature of the local streetscene. Consequently, the current proposals would provide the
opportunity to enhance the character and appearance of the site, as well as provide an
appropriate number of residential units to meet the identified housing needs within the
District. As such, the proposals are considered to accord with the general provisions of
Policy SD1, SP1, SP2, SP3, H2 and H4 of the Local Plan.

10.4

In assessing the principle of development on the whole, it is the Officer’s judgement that the
benefits of regenerating a previously developed site in the centre of Grantham, which
currently detracts from the visual appearance of the area, to provide residential
accommodation to meet the needs for smaller residential units within the District would
outweigh the limited harm caused by the conflict with Policies SP6 and GR4 of the Local
Plan. Taking the above into account, it is considered that the principle of the development
is acceptable, subject to material considerations.

10.5

In this respect, the layout, scale, design and appearance of the development is considered
to be appropriate for the site’s context and would enhance the character and appearance of
the site and the surrounding streetscene. Similarly, subject to conditions, the development
would not give rise to any unacceptable adverse impacts on neighbouring properties,
identified heritage assets, highways safety and capacity, flood risk and drainage, pollution
or biodiversity and ecology. As such, the application is considered to be in accordance with
the Local Plan and the National Planning Policy Framework on these matters.

10.6

Taking the above into account, it is considered that the application would accord with the
development plan for the area, when taken as a whole, and there are no material
considerations which indicated that planning permission should not be granted, although
appropriate conditions are attached.

11

Recommendation

11.1

Approve the application subject to the conditions set out below and subject to completion
of a Section 106 Agreement securing the affordable housing requirements detailed in the
appropriate section of this report. Where the Section 106 Agreement has not been
concluded prior to the Committee, a period not exceeding twelve weeks after the date of
the Committee shall be set for the completion of that obligation.

11.2

In the event that the agreement has not been concluded within the twelve-week 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 refuse planning permission for the appropriate reason(s) on
the basis that the necessary criteria essential to make what would otherwise be
unacceptable development acceptable have not been forthcoming.
Time Limit for Commencement
1) The development hereby permitted shall be commenced before the expiration of three
years from the date of this permission.
Reason: In order that the development is commenced in a timely manner, as set out in
Section 91 of the Town and Country Planning Act 1990 (as amended).
Approved Plans
2) The development hereby permitted shall be carried out in accordance with the following
list of approved plans:
a. Site Location Plan (Ref: 19053-P-001A)
b. Proposed Elevation Plan (Ref: 19035-P-104 Rev A)
c. Proposed Site Layout, Landscaping & Boundary Treatment Plan (Ref: 19053-P100 Rev A)
d. Proposed Refuse & Cycle Store Plan (Ref: 19053-P-101 Rev A)
e. Proposed Floor Plans (Ref: 19053-P-102 Rev F)
f. Drainage Statement received 09 June 2021
g. Preliminary Roost Assessment received 04 March 2021
h. Noise Report received 04 March 2021
Unless otherwise required by another condition of this permission.
Reason: To define the permission and for the avoidance of doubt.
Before the Development is Commenced
Sustainability Measures
3) No development shall take place until details demonstrating how the proposed dwellings
would comply with the requirements of Local Plan Policy SB1 has been submitted and
approved by the Local Planning Authority.

The approved sustainable building measures shall be completed in full, in accordance
with the agreed scheme, prior to the first occupation of the dwellings hereby permitted.
Reason: To ensure the dwellings are constructed to a standard that mitigates against
climate change as required by Local Plan Policy SB1.
Accessible and Adaptable Dwellings
4) Before the development hereby permitted is commenced, details demonstrating that at
least 10% of the dwellings would be constructed as “Accessible and Adaptable” in line
with the standard set out in Part M4(2) of the Building Regulations must be submitted to
and approved in writing by the Local Planning Authority.
The development must be carried out in accordance with the approved details.
Reason: To ensure the development meets the needs of all potential future occupiers in
accordance with Local Plan Policy DE1.
Foul and Surface Water Drainage Details
5) Before the development hereby permitted is commenced, a scheme for the treatment of
surface and foul water drainage shall have been submitted to and approved in writing by
the Local Planning Authority. The drainage details must:
-

-

Be based on sustainable drainage principles and an assessment of the hydrological
and hydrogeological context of the development
Provide details of how run-off will be safely conveyed and attenuated during storms
up to and including the 1 in 100 year critical storm event, with an allowance for climate
change, from all hard surfaced areas within the development into the existing local
drainage infrastructure and watercourse system without exceeding the run-off rate
for the undeveloped site
Provide attenuation details and discharge rates which shall be restricted to the
brownfield runoff rate
Provide details for the timetable for and any phasing of implementation for the
drainage scheme; and
Provide details of how the scheme shall be maintained and managed over the lifetime
of the development, including any arrangements for the adoption by any public body
or Statutory Undertaker and any other arrangements required to secure the operation
of the drainage system throughout its lifetime

Reason: To ensure the provision of satisfactory surface and foul water drainage in
accordance with Local Plan Policy EN5.
Demolition and Construction Management
6) No development shall take place, including demolition of buildings hereby approved,
until a Demolition Method Statement and Construction Management Plan and Method
Statement has been submitted to and approved in writing by the Local Planning
Authority, which shall indicate measures to mitigate against noise, dust and vibration,

traffic generation and drainage of the site during the demolition and construction stages
of the proposed development.
The Construction Management Plan and Method Statement shall include:
-

Phasing of the development to include access construction
The parking of vehicles of site operatives and visitors
Loading and unloading of plant and materials
Storage of plant and materials used in constructing the development
Wheel washing facilities
The routes of construction traffic to and from the site including any off site routes for
the disposal of excavated material; and
Strategy stating how surface water run off on and from the development will be
managed during construction and protection measures for any sustainable drainage
features. This should include drawing(s) showing how the drainage systems
(permanent or temporary) connect to an outfall (temporary or permanent) during
construction.

The Demolition Method Statement shall be strictly adhered to through the demolition
period.
The Construction Management Plan and Method Statement shall be strictly adhered to
throughout the construction period.
Reason: To ensure that the permitted development is adequately drained without
creating or increasing flood risk to land or property adjacent to, or downstream of the
permitted development during construction and to ensure that suitable traffic routes are
agreed, and to ensure that the demolition and construction period does not give rise to
unacceptable adverse impacts on the amenities of neighbouring properties.
Updated Preliminary Roost Assessment
7) Before the development hereby permitted is commenced, an updated Preliminary Roost
Assessment must be submitted to and approved in writing by the Local Planning
Authority. The development must be carried out in accordance with any
recommendations set out by that assessment.
Reason: To ensure that the proposed development adequately protects protected
species in accordance with Local Plan Policy EN2 and the Wildlife and Countryside Act
1981.
Contaminated Land Survey
8) Before the development hereby permitted is commenced, a scheme relating to the
survey of the land for contamination shall have been submitted to and approved in writing
by the Local Planning Authority. The scheme shall include:
-

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

-

-

-

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; and
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
Shall include 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 Policies
EN2 and EN4 of the adopted South Kesteven Local Plan and national guidance
contained in Paragraphs 178 and 179 of the Framework.
Asbestos Disposal
9) Before the development hereby permitted is commenced, a scheme to address the
management and / or safe disposal of asbestos and asbestos containing materials shall
have been submitted to and approved in writing by the Local Planning Authority. The
scheme shall include details of, where necessary, an asbestos identification survey by
a qualified contractor, measures to be adopted to protect human health and the preferred
asbestos disposal route, unless the local planning authority dispenses with any such
requirement specifically in writing.
Reason: To protect the health of site works and future occupiers of the site, in
accordance with Policy EN4 of the Local Plan.
During Building Works
Outdoor Courtyard Detailed Design
10) Before any development above a damp proof course, full details of the detailed design
of the proposed outdoor courtyard / plaza amenity space shall have been submitted to
and approved in writing by the Local Planning Authority and these works shall be carried
out as approved. These details shall include consideration of restricting access from the
proposed courtyard to the underpass on the northern boundary of the site, as well as
proposed finished levels of contours, hard and soft landscaping detail and minor
artefacts and structures, where relevant. The development must be completed in
accordance with the approved details.
Reason: To ensure a satisfactory appearance to the development and to allow further
consideration of measures to ensure that the development does not increase crime, or
the fear of crime, in accordance with Policy DE1 of the Local Plan and Section 12 of the
Framework.
Lighting Assessment and detailed scheme

11) Before the installation of any external lighting, an appropriate Lighting Assessment shall
have been completed to inform the detailed design of the proposed external lighting
scheme. The Lighting Assessment and Lighting Scheme shall be submitted to and
approved in writing by the Local Planning Authority, and the works shall be completed in
accordance with the approved details.
Reason: To ensure the development does not increase crime, or the fear of crime, and
does not give rise to unacceptable adverse impacts on residential amenities, in
accordance with Policy DE1 of the Local Plan and Section 12 of the Framework.
Hard and Soft Landscaping details
12) Before any development other than demolition and clearance works, details of a hard
and soft landscaping scheme shall have been submitted to and approved in writing by
the Local Planning Authority. Details shall include:
-

Proposed finished levels and contours
Means of enclosure
Vehicle and pedestrian access and circulation areas
Hard surfacing materials
Planting plans
Written specifications (including cultivation and other operations associated with
plant and grass establishment)
Schedules of plants, noting species, plant sizes and proposed numbers / densities
where appropriate.

Reason: Hard and soft landscaping makes an important contribution to the development
and its assimilation with its surroundings and in accordance with Policy DE1 of the
adopted Local Plan.
Materials Schedule
13) Before any works on the external elevation of the development hereby permitted are
begun, samples of the materials (including colour of render, paintwork or colourwash) to
be used in the construction of the external surfaces of the development hereby permitted
will have been submitted to and approved in writing by the Local Planning Authority.
Reason: To ensure a satisfactory appearance to the development and in accordance
with Policy DE1 of the adopted South Kesteven Local Plan.
Before the Development is Occupied
Materials Implementation
14) Before any part of the development hereby permitted is occupied, the dwellings must
have been completed in accordance with the approved external materials details.
Reason: To ensure a satisfactory appearance to the development and in accordance
with Policy DE1 of the adopted South Kesteven Local Plan.

Hard Landscaping Implementation
15) Before any part of the development hereby permitted is occupied, all hard landscaping
works shall have been carried out in accordance with the approved hard landscaping
details.
Reason: Hard landscaping makes an important contribution to development and its
assimilation with its surroundings and in accordance with Policy DE1 of the adopted
South Kesteven Local Plan.
Surface and Foul Water Drainage Implementation
16) Before any part of the development hereby permitted is occupied, the works to provide
the surface and foul water drainage shall have been completed in accordance with the
approved details.
Reason: To ensure the provision of satisfactory surface and foul water drainage in
accordance with Policy EN5 of the adopted Local Plan.
Soft Landscaping Implementation
17) Before the end of the first planting / seeding season following the occupation of any part
of the development hereby permitted, all soft landscaping works shall have been carried
out in accordance with the approved soft landscaping details.
Reason: Soft landscaping makes an important contribution to development and its
assimilation with its surroundings and in accordance with Policy DE1 of the adopted
South Kesteven Local Plan.
Landscape Management Plan details
18) Before any part of the development hereby permitted is occupied, a landscape
management plan shall have been submitted to and approved in writing by the Local
Planning Authority. The plan shall include:
-

Long term design objectives
Management responsibilities; and
Maintenance schedules for all landscaped areas.

Reason: Landscaping makes an important contribution to development and its
assimilation with its surroundings and in accordance with Policy DE1 of the adopted
South Kesteven Local Plan.
Ground Investigation Verification Report
19) Before any part of the development hereby permitted is occupied, a verification report
confirming that remedial works 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 7
above. The report shall include:
-

A complete record of remediation activities, and data collected as identified in the
remediation scheme, to support compliance with agreed remediation objectives
As built drawings of the implemented scheme
Photographs of the remediation works in progress; and
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 details.
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 Policies
EN2 and EN4 of the adopted South Kesteven Local Plan and national guidance
contained in Paragraphs 178 and 179 of the NPPF.
Noise Mitigation
20) Before any part of the development hereby permitted is occupied, the developer shall
implement the recommendations and mitigation measures for noise as proposed in
Section 4 of the Noise Assessment Report, produced by UK Building Compliance,
received by the Local Planning Authority on 4 March 2021.
Reason: To ensure future occupants of the development benefit from an appropriate
noise environment in accordance with Policies DE1 and EN4 of the adopted South
Kesteven Local Plan.
Refuse and Cycle Storage provision
21) Before any part of the development hereby permitted is occupied, the works for the
provision of the approved refused and cycle storage areas shall have been completed
and shall thereafter be retained for use at all times.
Reason: To ensure the provision of satisfactory facilities for the storage of refuse.
Travel Pack provision
22) Before any part of the development hereby permitted is occupied, the developer shall
supply the proposed occupants of the development with a copy of the Residential Travel
Pack, prepared by J Consulting, received by the Local Planning Authority on 8 June
2021.
Reason: To encourage the use of sustainable methods of travel, in accordance with
Policy ID2 of the Local Plan and Section 9 of the Framework.

Ongoing Conditions
Preliminary Roost Assessment measures
23) The development hereby permitted shall be carried out in accordance with the
recommendations contained in the Preliminary Roost Assessment, completed by
Rothen Ecology, dated June 2020, to be updated not more than one year before the
development commences.
Reason: To ensure a satisfactory form of development which would have no significant
impact on protected species.
Soft Landscaping Protection
24) Within a period of five years from the first occupation of the final dwelling / unit of the
development hereby permitted, any trees or plants provided as part of the approved soft
landscaping scheme, that die or become, in the opinion of the Local Planning Authority,
seriously damaged or defective, shall be replaced in the first planting season following
any such loss with a specimen of the same size and species as was approved in
Condition 11 above, unless otherwise agreed by the Local Planning Authority.
Reason: To ensure the provision, establishment and maintenance of a reasonable
standard of landscaping in accordance with the approved designs and in accordance
with Policies DE1, EN3 and OS1 of the adopted South Kesteven Local Plan.
Landscape Management Plan implementation
25) For a period of not less than 5 years following the first occupation of the final dwelling
hereby permitted, the approved Landscape Management Plan shall be adhered to in full
unless otherwise agreed in writing by the Local Planning Authority.
Reason: Landscaping makes an important contribution to the development and its
assimilation with its surroundings; and in accordance with Policy DE1 of the adopted
South Kesteven Local Plan.
Standard Note(s) to Applicant
1) In reaching the decision, the Council has worked with the applicant in a positive and
proactive manner by determining the application without undue delay. As such it is
considered that the decision is in accordance with Paragraph 38 of the National Planning
Policy Framework (2019).
2) This permission shall not be construed as granting right to develop on, under or over
land not in control of the applicant.
3) You are advised that this planning permission does not override any private legal matter
such as covenants or rights of light which you will need to resolve separately.

4) Low or Medium pressure gas pipes and associated equipment has been identified as
being in the vicinity of the works. Before carrying out any work, the developer must
ensure that any proposed works on private land do not infringe on Cadent and / or
National Grid’s legal rights (i.e. easements or wayleaves); ensure all persons, including
direct labour and contractors working on or near Cadent and / or National Grid’s
apparatus follow the requirements of the HSE Guidance Notes HSG47 and GS6; and
verify and establish the actual position of mains, pipes, cables, services and other
apparatus on site before any activities are undertaken.
5) Notification of intention to connect to the public sewer under Section 106 of the Water
Industry Act Approval and consent will be required by Anglian Water, under the Water
Industry Act 1991. Contact Development Services Team 0345 606 6087.
6) Protection of existing assets – A public sewer is shown on record plans within the land
identified for the proposed development. It appears that the development proposals will
affect existing public sewers. It is recommended that the applicant contacts Anglian
Water Development Services Team for further advice on this matter. Building over
existing public sewers will not be permitted (without agreement) from Anglian Water.
7) Building near to a public sewer – No building will be permitted within the statutory
easement width of 3 metres from the pipeline without agreement from Anglian Water.
Please contact Development Services Team on 0345 606 6087.
8) The developer should note that the site drainage details submitted have not been
approved for the purpose of adoption. If the developer wishes to have the sewers
included in a sewer adoption agreement with Anglian Water (under Section 104 of the
Water Industry Act 1991), they should contact out Development Services Team on 0345
606 6087 at the earliest opportunity. Sewers intended for adoption should be designed
and constructed in accordance with the Sewers for Adoption guide for developers, as
supplemented by Anglian Water’s requirements.

Site Location Plan

Proposed Site Layout

Existing 3D Model

Existing Elevations & Site Section

Proposed Elevations & Site Section

Proposed Floor Plan

Financial Implications reviewed by: Not applicable
Legal Implications reviewed by: Not applicable

Appendix B – Additional Information Report from 22 July 2021
This report sets out additional information is relation to planning applications for consideration at the Planning
Committee on 22 July 2021 that were received after the Agenda was published.

S21/0420
Proposal: Partial demolition of Social Club; proposed 2-storey rear extension and roof extension. Change of
use from A4 Drinking Establishment and D2 Assembly Hall to C3 residential use to create 15 residential units.
Site Address: 95A Westgate, Grantham, NG31, 6LE
Additional Representations:
Following publication of the Agenda, a further letter of representation has been received from a member of
the public. This representation included comments previously made on the application, which have already
been summarised as part of the main report, as well as a copy of comments made on the previous application
for the site (LPA Ref: S20/1259). The representation raised the following concerns:
1. Too many flats for the size of site
2. Insufficient refuse provision
3. No parking
4. The design of the development is not in keeping with the surrounding properties
5. The development does not include any sustainable design features
Officer comment
The representation received were initially received in response to the previous application, which proposed
27 residential units, and has since been significantly amended.
The current application seeks planning permission for 15 residential units and following engagement with the
Applicant during the determination period of the application, the Proposed Floor Plans have been amended
to ensure that all proposed properties meet the Government’s nationally designed space standards. As such,
it is considered that the site is capable of appropriately accommodating the proposed number of dwellings.
All other concerns raised within the representation have been clearly assessed as part of the main report.
Consequently, the recommendation remains that the proposal should be approved, subject to the schedule
of conditions and the completion of a Section 106 Agreement.

