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S21/2138 Land to the East of Peterborough Road, Market Deeping, PE6 8GQ  



 

 
 

1 Description of Site 

 

1.1 The application site lies to the east side of Peterborough Road, to the north of Market 

Deeping. The site is allocated within the Local Plan as an employment site (DEP-E1) as 

indicated in light blue on the map below. 

 

 
 

2 The Proposal 

 

2.1 The application proposes the erection of a new discount foodstore (Use Class E) with 
access, car parking, landscaping and other associated works. The foodstore would have 
an area of 2277 sq. m (GIA) with a sales area of 1414 sq. m, of which approximately 80% 
would be used for the sale of convenience goods and 20% for the sale of comparison 
goods. The scheme would provide parking for 128 vehicles and a new access from 
Peterborough Road. It is proposed that the foodstore would be operated by Lidl. 
 

3 Policy Considerations 

 

3.1 South Kesteven Local Plan 2011-2036 (Adopted January 2020) 

SP1 - Spatial Strategy 

SP2 - Settlement Hierarchy 

DEP2 - Market Deeping Town Centre Policy 

Policy SD1 – The Principles of Sustainable Development in South Kesteven 

Policy EN1 – Landscape Character 

Policy EN2 – Protecting Biodiversity and Geodiversity  

Policy E3 - Employment Allocations 

Policy EN5 – Water Environment and Flood Risk Management  

Policy DE1 – Promoting Good Quality Design  

Policy SB1 – Sustainable Building 



 

 
 

Policy OS1 – Open Space 

 

3.2 Deepings Neighbourhood Plan Adopted 29 June 2021 

Policy DNP5: Protecting and Expanding Market Deeping Town Centre 

Policy DNP10: Protecting and Enhancing Important Gateways 

 

3.3 Design Guidelines for Rutland and South Kesteven Supplementary Planning 

Document (Adopted November 2021) 

 

3.4 National Planning Policy Framework (NPPF) (Adopted July 2021) 

Section 2 – Achieving sustainable development 

Section 4 – Decision-making  

Section 7 - Ensuring the vitality of town centres 

Section 9 – Promoting sustainable transport  

Section 11 – Making effective use of land  

Section 12 – Achieving well-designed places 

 

4 Relevant Planning History 

4.1 No relevant planning history. The site is allocated within the adopted SKDC Local Plan for 

employment (DEP-E1).  

 

5 Representations Received 

5.1 LCC Highways/LLFA commented: 

 

There is a 'disconnect' between the proposed retail development and the new residential 
development that is being constructed off North Field Road. This is more of an omission 
from the off-site improvement works associated with the Planning of the residential 
development than a necessity to make the proposed retail development acceptable in 
Planning terms. The Consultants for the Applicants have however agreed that as part of 
the proposed development, an adoptable footpath will be provided along the northern 
boundary of the Application Site. A similar requirement can then be placed upon any 
Consent that may be granted for the development of the rest of the Allocation that lies to 
the east of the Application Site so that there will eventually be a continuous pedestrian 
route between Peterborough Road and the residential and commercial development on 
North Field Road. 
 
The existing 30 mph speed limit for Market Deeping begins/ends where the access into 
the Application Site is to be formed. It is requested that in the event that Consent is 
granted for the proposed development, a Section 106 Agreement is entered into with the 
Applicants to provide a contribution of £2,800 towards the Authority's administrative and 
legal costs in processing a Traffic Regulation Order to alter the position of the speed limit. 
 

5.2 The Drainage Board commented: 

Noted from the submitted documents that it is proposed to positively discharge surface 

water from the site into the adjacent private roadside dyke with the outfall currently located 

near the proposed site access. 

 

In line with current guidance, the use of SUDS systems should be considered as a first 

approach to deal with surface water discharges from the site. The Board would be 

prepared to accept flows at its accepted Greenfield rate of 1.4 litres/second/hectare into its 



 

 
 

system subject to completion of the relevant consent application form, agreement of 

technical details and payment of the relevant development contribution sum in advance of 

any site works. 

 

Lincolnshire County Council as Lead Local Flood Authority will have a key input into any 

SUDS or surface water disposal strategy. I would advise early engagement of discussions 

with them. 

 

It should be proven to the Board what route the overall riparian network takes and 

ultimately where this enters the Board’s system (I have attached a plan showing the 

Board’s system denoted by bold blue and green lines). For security of outfall the existing 

riparian drainage system adjacent to your site should be maintained in perpetuity. 

I also note that foul water is proposed to be treated and discharged via a package 

treatment plant into the same private watercourse as the surface water is being 

discharged into. This also requires the submission of an application to discharge surface 

water to the Board which is subject to the agreement of technical details and payment of 

the application fee in advance of any site works. The installation of a foul water discharge 

reaffirms the necessity for the riparian dyke adjacent to site to be maintained in perpetuity. 

Access to the site is proposed via the installation of a new culvert crossing within the 

private dyke which runs alongside Peterborough Road itself. If planning permission were 

to be granted then an application for consent to alter a watercourse would need to be 

submitted to the Board in advance of any site works and this would be subject to the 

agreement of technical details. 
 

6 Representations as a result of Publicity 
 

6.1 53 objections were received following the initial consultation. No representations in 

support of the application were received within the consultation period, however a high 

number of representations (approx. 112) in support of the application have since been 

received.) The main reasons are summarised below: 

 

6.2 Support 

• Lidl would provide another choice of supermarket in the area 

• Provide jobs for area and community 

• Competition for Tesco 

• Growing town in need of supermarket 

• Good value 
 

6.3 Objections 

• Sequential test should be passed – more suitable site in town centre 

• Negative impact on town centre 

• Retail should be within town centre 

• Will cause traffic/congestion/highways issues 

• Greenfield site – visual impact 
 

6.4 In addition, the following letter has been received on behalf of 18 local businesses in the 

town centre outlining their objections to the proposal: 

 



 

 
 

6.4.1 We are writing to you as traders and businesses in Market Deeping town centre. We are 

asking South Kesteven Council’s planning committee to refuse permission for the Lidl 

supermarket proposed on Peterborough Road, on the edge of our town because this 

development poses significant and irreversible damage to the town centre. Market 

Deeping is one of the four market towns within the district, and we need your help to 

protect the town centre and the businesses that provide for the local community as our 

businesses recover from the Covid-19 pandemic.  

6.4.2 An out-of-town Lidl supermarket would harm our livelihoods. It would draw footfall away 

from the town centre. It would decrease passing trade to the town’s many small 

businesses.  

6.4.3 One of the considerations that planning policy allows when considering out-of-town retail 

is the impact that it would have on the high street. Policy DEP2 in the council’s Local Plan 

specifically says that “out of centre locations will only be considered if sequentially 

preferable sites are not available.”  

6.4.4 A town centre site is available for an equivalent store at the Deepings Centre. The owner 

of the Deeping Centre has said that they could develop the site, and Aldi have announced 

that they would build a new store there. This would support town centre businesses, as 

people would link trips to other shops, pubs, cafes, and restaurants when they visit Aldi for 

groceries.  

6.4.5 Market Deeping welcomes a new discount food store, particularly as people try to manage 

the rising cost of living. But we can have either an Aldi that will support the town centre, or 

an out of town Lidl that would harm it.  

6.4.6 As members of the planning committee, the decision is down to you. Please make the 

choice to support our high street.  

6.4.7 Signed: Animates Vets, Riverside Beads and Crafts, Chester’s Tearooms, The Cigar 

Shop, Deeping TV, The Little Sewing Shop, Fillers Sandwich Bar, The Stage, Godsey 

Lane Coffee, Willow and Grace Bridal, Iron Horse Ranch House, Penny at Callows 

Barber Shop, Pets Pantry, Linford’s Fish and Chip Shop, Private Kollection, Manna 

Flowers, Ooh la la Beauty, The Deeping Centre 

 

7 Evaluation 
 

7.1 Principle of Development 

 

7.1.1 Policies SP1 and SP2 of the adopted Local Plan direct the majority of new development 

towards Grantham first and foremost, then to the market towns within the District including 

The Deepings.  

 

7.1.2 The application site lies outside of Market Deeping Town Centre and is allocated within 

the Local Plan for employment within Policy E3 (DEP-E1). 

 

7.1.3 Policy DNP5 of the Deepings neighbourhood Plan (Protecting and Expanding Market 

Deeping Town Centre) states the area identified on Map 5 is safeguarded for a potential 

extension to Market Deeping Town Centre boundary. All proposals within the existing 



 

 
 

boundary and the proposed extended area will be subject to the criteria in SKLP Policy 

DNP2. 

 

7.1.4 Policy E3 supports appropriate proposals for new B1, B2 and/or B8 uses and/or 

redevelopment to B1, B2 and/or B8 uses on identified employment sites providing the 

proposal does not conflict with neighbouring land uses; the scale does not harm the 

character and/or amenities of the area; and the proposal does not impact unacceptably on 

the local and/or strategic highway network. Other employment generating uses, outside of 

the B-use classes may also be appropriate on these sites, and will be considered where 

the promoter actively engages with the Council and an end-user for the proposal has been 

positively identified. 

 

7.1.5 The application proposes a discount food store well over 1,000 sq metres in floorspace – 

as such a retail impact assessment is required. Retail development falls within use Class 

E and is a main town centre use as defined by the NPPF Annexe 2 Glossary.  

 

7.1.6 Policy DEP2 (Market Deeping Town Centre Policy) requires a sequential approach to be 

applied to the location of proposals for main town centre uses, which prioritises sites within 

the town centre ahead of edge of centre sites. Out of centre locations will only be 

considered if sequentially preferable sites are not available.  

 

7.1.7 The sequential test requirement is also set out in Paragraphs 87 and 88 of the NPPF 

which states that local planning authorities should apply a Sequential Test to planning 

applications for main town centre uses that are not in an existing centre and are not in 

accordance with an up-to-date Local Plan. Applications for main town centre uses should 

be required to be located in town centres, then in edge-of-centre locations and, only if 

suitable sites are not available, should out-of-centre sites be considered. Paragraph 88 

says that when considering edge-of-centre and out-of-centre proposals, preference should 

be given to accessible sites that are well connected to the town centre. Applicants and 

local planning authorities are urged to demonstrate flexibility on issues such as format and 

scale as part of the sequential approach to new retail development. 

 

7.1.8 In addition to a sequential test, a retail impact assessment is required to accompany 

proposals for main town centre uses in edge of centre or out of centre locations where the 

gross floorspace proposed is above 1000sqm.  

 

7.1.9 Paragraph 91 of the NPPF instructs that where an application fails to satisfy the sequential 

test or is likely to have significant adverse impact on one or more of the considerations in 

paragraph 90, it should be refused. 

 

7.1.10 An independent review of the submitted Retail Impact Assessment and Sequential Test 

has been carried out by Urban Agile to provide expert advise on the assessment of these 

key retail tests. 

 

7.1.11 In summary, the report has found that a site adjacent to The Deepings Shopping Centre 

owned by New River Retail (NRR) (which was not included within the submitted sequential 

test), is sequentially preferable, suitable and available. Although it is not within the town 

centre as identified in the Local Plan, it lies immediately adjacent and is within an area 



 

 
 

identified within the adopted Deepings Neighbourhood Plan for potential future expansion 

of the town centre (see Map 5 below). 

 

7.1.12 It is accepted that there are no sequentially preferable sites available within the town 

centre, however Policy DEP2 and paragraph 87 of the NPPF, are clear that edge of centre 

sites (such as the New River Retail site) are the next best option if town centre sites are 

not available, with out of centre sites being a last resort. 

 

7.1.13 In terms of the impact on existing town centres, the Council’s retail advisors Urban Agile 

have provided the following advice “The applicant has undertaken an impact assessment 

as required by Policy DEP2 of the South Kesteven Local Plan. We have raised some 

concerns in respect of the scope of this assessment and the assumptions applied. As 

such we are unable to conclude whether the proposed development is likely to give rise to 

significant adverse impacts on the vitality and viability of relevant centres. Given the 

emerging proposals for the development of a discount foodstore on land to the east of The 

Deepings Shopping Centre, we consider that the application scheme is likely to have 

significant adverse impacts on planned investment within a town centre. It is therefore our 

opinion that the proposals fail to accord with the requirements of paragraph 90 of the 

NPPF and Policy DEP2 of the Local Plan.” 

 

7.1.14 The full report from Urban Agile is attached as an addendum to this report and provides 

further detail on the concerns raised in respect of the scope of the retail impact 

assessment. 



 

 
 

 

For the reasons set out above, the proposal for a foodstore in the out of town location is 

unacceptable, as there is a sequentially preferable site immediately adjacent to the 

identified town centre, that if developed would have a positive impact on the town centre 

through additional footfall. Further, it is considered that the application submission fails to 

demonstrate that the proposed development will not give rise to significant adverse 

impacts under the terms of paragraph 90 of the NPPF and Policy DEP2 of the Local Plan. 

 

7.1.15 In summary, the proposal is contrary to Policy DEP2 of the adopted Local Plan and Part 7 

of the NPPF, Ensuring the Vitality of Town Centres, as there is a sequentially preferable 

site immediately adjacent to the identified town centre and failing to demonstrate that the 

proposed development will not give rise to significant adverse impacts on the town centre.  

 

7.2 Impact on Visual amenity and the Character of the Area 

 

7.2.1 Policy DNP10 of the Deepings Neighbourhood Plan (Protecting and Enhancing Important 

Gateways) identifies six important gateways (Map 13) to the built-up part of the 

neighbourhood area. Development proposals which otherwise comply with Policy DNP2 of 

this Plan, and which are adjacent to the various gateways should incorporate a built form, 

massing, scale, and density to create a strong and visually attractive entrance into the 

Deepings and avoid an unacceptable or insensitive relationship with the surrounding 

countryside. The policy identifies the entrance from A15 North/Bourne as an important 

gateway. The site lies to the east of Peterborough Road therefore is a prominent site 

within this gateway. 

 

7.2.2 Policy DE1 of the Local Plan expects new development to make a positive contribution to 

the 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. Proposals should be of an 

appropriate scale, density, massing, height and material, given the context of the area. 

 

7.2.3 Paragraph 130 of the NPPF requires developments to function well and add to the overall 

quality of the area; be visually attractive as a result of good architecture, layout and 

appropriate and effective landscaping; be sympathetic to local character and history, 

including the surrounding built environment and landscape setting; establish or maintain a 

strong sense of place; and 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. 

 

7.2.4 The design of the building has large areas of glazing to the south elevation facing into the 

carpark and has been revised to incorporate the use of stone for prominent elevations to 

the west elevation fronting the public highway. Landscaping including tree planting has 

been incorporated along the edges of the car park. Although the use of stone and 

additional trees are beneficial, the north elevation has an industrial appearance and would 

not make a positive contribution to the character of the area, nor create a strong and 

visually attractive entrance within the identified important gateway into the Deepings. If the 

application were acceptable in principle in terms of location, the design would require 

further revisions. 



 

 
 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7.2.5 Further to the above, in its current form, the proposal would be contrary to policy DE1 of 

the Local Plan (Promoting Good Quality Design), Policy DNP10 of the Deepings 

Neighbourhood Plan (Protecting and Enhancing Important Gateways) and Paragraph 130 

of the NPPF which is a material consideration.  

 

8 Impact on Residential Amenity 
 

8.1 Policy DE1 seeks to ensure there is no adverse impact on the amenity of neighbouring 

users in terms of noise, light pollution, loss of privacy and loss of light. 

 

8.2 Paragraph 130 of the NPPF requires development to create a high standard of amenity for 

existing and future users. 

 

8.3 The application site is not close to existing residential development. Due to the nature of 

the use it is not expected that significant levels of noise would occur as a result of the 

development. As such there are no concerns in relation to amenity for nearby property 

occupiers.  

 

9 Impact on Highways 
 

9.1 Policy ID2 requires all new developments to demonstrate that they have applied the 

following principles:  

 

a) Are located where travel can be minimised and the use of sustainable transport 

modes maximised;  

b) Reduce additional travel demand through the use of measures such as travel 

planning, safe and convenient public transport, dedicated walking and cycling links 

and cycle storage/parking links and integration with existing infrastructure;  



 

 
 

c) Seek to generate or support the level of demand required to improve, introduce or 

maintain public transport services, such as rail and bus services;  

d) Do not severely impact on the safety and movement of traffic on the highway 

network or that any such impacts can be mitigated through appropriate 

improvements, including the provision of new or improved highway infrastructure; 

and  

e) Ensure that transport is accessible to all, including appropriate provision for vehicle, 

powered two wheeler and cycle parking is made for residents, visitors, employees, 

customers, deliveries and for people with impaired mobility. 

 

9.2 Paragraph 111 of the NPPF states 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. 

 

9.3 LCC Highways have commented: 

 
The Application site is part of a larger Allocation. The expectation is that the remainder of 
the allocated land lying to the east of the Application Site, will be accessed via the new 
junction onto Peterborough Road that is to be created as part of the proposed development 
and that the internal roads are to remain private, rather than being adopted as public 
highways. 
 
There is a 'disconnect' between the proposed retail development and the new residential 
development that is being constructed off North Field Road. This is more of an omission 
from the off-site improvement works associated with the Planning of the residential 
development than a necessity to make the proposed retail development acceptable in 
Planning terms. The Consultants for the Applicants have however agreed that as part of the 
proposed development, an adoptable footpath will be provided along the northern boundary 
of the Application Site. A similar requirement can then be placed upon any Consent that 
may be granted for the development of the rest of the Allocation that lies to the east of the 
Application Site so that there will eventually be a continuous pedestrian route between 
Peterborough Road and the residential and commercial development on North Field Road. 
 
The existing 30 mph speed limit for Market Deeping begins/ends where the access into the 
Application Site is to be formed. It is requested that in the event that Consent is granted for 
the proposed development, a Section 106 Agreement is entered into with the Applicants to 
provide a contribution of £2,800 towards the Authority's administrative and legal costs in 
processing a Traffic Regulation Order to alter the position of the speed limit. 
 

9.4 If the application was to be approved, the above requests could be sought via a S106 

agreement. The parking provision and access arrangements are considered acceptable 

and in accordance with Local Plan Policy ID2.  

 

10 Drainage 
 

10.1 Policy EN5 of the Local plan states a Flood Risk Assessment (FRA) will be required for all 

development in Flood Zones 2 and 3 and for sites greater than 1 hectare in Flood Zone 1, 

and where a development site is located in an area known to have experienced flood 

problems from any flood source, including critical drainage.  

 



 

 
 

10.2 All development must avoid increasing flood risk elsewhere. Runoff from the site post 

development must not exceed pre-development rates for all storm events up to and 

including the 1% Annual Exceedance Probability (AEP)* storm event with an allowance for 

climate change. The appropriate climate change allowances should be defined using 

relevant Environment Agency guidance. Surface water should be managed effectively on 

site through the use of Sustainable Drainage Systems (SuDs) unless it is demonstrated to 

be technically unfeasible. All planning applications should be accompanied by a statement 

of how surface water is to be managed and in particular where it is to be discharged.  

 

10.3 The site lies within Flood Zone 1 however is greater than 1 hectare. A FRA has been 

submitted summarising, ‘the site is considered to be at very low risk of flooding from all 

sources with the exception of a breach of the Rutland Water reservoir. With the knowledge 

and understanding that the dam is managed, maintained and suitably monitored by 

Anglian Water then the risk to the site can also be assumed to be low.’ 

 

10.4 Given the low risk of flooding, it is considered that a suitable drainage strategy could be 

achieved and details could be secured by condition if the application is approved. In this 

regard, the proposal would therefore be in accordance with Local Plan Policy EN5.  

 

11 Conclusion 

 

11.1 To summarise, the proposal is considered unacceptable due to the out of town location, 

when a sequentially preferable site adjacent to the Deepings town centre is available and  

suitable for the proposed development. In addition, it has not been satisfactorily 

demonstrated that the development would not have a detrimental impact on nearby 

centres. The proposed building would have a negative impact on the character of the area, 

particularly when travelling in from the north of the town, a route that is identified within the 

Neighbourhood Plan as an important gateway.  

 

11.2 For the above reasons, the proposed development would be contrary to Local Plan 

Policies DEP2 and DE1, Deepings Neighbourhood Plan DNP10, and Parts 7 and 12 of the 

NPPF. It is acknowledged there would be some socio-economic benefits associated with 

the proposed development in terms of job creation (stated to be 40 FTE jobs) and 

investment into the area. Further, the improved shopping choice is also noted in the letters 

of support for the proposal. However, these benefits are not of sufficient weight to 

outweigh the fundamental conflicts that have been identified with the development plan 

and NPPF.  

 

11.3 It is therefore recommended that planning permission is refused.  

 

12 Recommendation 

 

12.1 The application should be refused for the following reasons: 

 
1) The application site is outside of the town centre. The application submission 

has failed to pass the sequential test and further fails to demonstrate that the 
proposed development would not give rise to significant adverse impacts under 
the terms of paragraph 90 of the NPPF and Policy DEP2 of the Local Plan. 
 



 

 
 

2) The proposed development would result in a prominent, unattractive visual 
impact, particularly when entering the Deepings from the A15 North/Bourne 
roundabout, identified as Important Gateway 1 in the adopted Deepings 
Neighbourhood Plan. It would therefore be contrary to Deepings Neighbourhood 
Plan policy DNP10, Policy DE1 of the Local Plan, and Paragraph 130 of the NPPF.   
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1 Introduction 
1.1 This report has been prepared by Urban Agile Limited on behalf of South Kesteven District 
Council. It provides advice in respect of the retail and town centre policy implications of 
planning application S21/2138. This application proposes the erection of a discount foodstore 
(Class E) with access, car parking, landscaping and associated works on land to east of 
Peterborough Road, Market Deeping. The planning application has been submitted by Lidl 
Great Britain Limited and is supported by a Planning and Retail Statement (PRS) that has 
been prepared by Rapleys. This advice has also had regard to the letters of objection 
submitted on behalf of New River Retail (NRR) and the applicant’s response. 
 
1.2 The application site comprises 1.1 ha of land to the east of Peterborough Road to the northwest 
of Market Deeping and on the edges of the built-up area of the town. It is a greenfield 
site that is bounded by other agricultural land and woodland with residential development to 
the south. The town centre at Market Deeping is located approximately 700 metres to the 
south-east via Hallfleet and Church Street. 
 
1.3 The application scheme proposes the development of a foodstore of 2,277 sq. m (GIA) with a 



 

 
 

sales area of 1,414 sq. m, of which approximately 80% will be used for the sale of 
convenience goods and 20% for the sale of comparison goods. The scheme also proposes 
the provision of parking for 128 vehicles and a new access from Peterborough Road. It is 
proposed that the foodstore will be operated by Lidl. The nearest existing Lidl stores are at 
Bourne and Stamford. 
 
1.4 The District Council has instructed Urban Agile to advise it in respect of the retail and town 
centre planning policy implications of the proposed development. The remainder of this report 
is therefore structured as follows: 

 in Section 2 we set out details of relevant national and local planning policies, as well 

as the relevant findings of the South Kesteven Retail Study of 2015; 

 in Section 3 we consider the sequential assessment prepared by the applicant, 

together with third party representations; 

 in Section 4 we consider the retail impacts associated with the proposed 

development; and 

 in Section 5 we set out our overall conclusions and recommendations. 

 
2 Relevant Planning Policy 
National Planning Policy 
2.1 A revised version of the National Planning Policy Framework (NPPF) was published by the 
Government in July 2021. 
 
2.2 Section 7 of the NPPF is titled ‘Ensuring the vitality of town centres’. Paragraph 85 states that 
planning policies and decisions should support the role that town centres play at the heart of 
local communities. 
 
2.3 Paragraph 87 of the NPPF states that local planning authorities should apply a Sequential 
Test to planning applications for main town centre uses that are not in an existing centre and 
are not in accordance with an up-to-date Local Plan. Applications for main town centre uses 
should be required to be located in town centres, then in edge-of-centre locations and, only if 
suitable sites are not available, should out-of-centre sites be considered. 
 
2.4 Paragraph 88 says that when considering edge-of-centre and out-of-centre proposals, 
preference should be given to accessible sites that are well connected to the town centre. 
Applicants and local planning authorities are urged to demonstrate flexibility on issues such 
as format and scale. 
 
2.5 Paragraph 90 of the NPPF states that when assessing applications for retail and leisure 
development outside of town centres which are not in accordance with an up-to-date Local 
Plan, local planning authorities should require an impact assessment if the development is 
over a proportionate, locally set threshold. Where there is no locally set threshold then the 
default threshold is 2,500 sq. m. Impacts should be considered in terms of impact on existing, 
committed and planned public and private investment in a centre or centres in the catchment 
area of the proposals and the impact of the proposal on town centre vitality and viability (as 
applicable to the scale and nature of the scheme). 
 
2.6 Paragraph 91 of the NPPF states that where an application fails to satisfy the sequential test 
or is likely to have significant adverse impacts in terms of the considerations set out at 



 

 
 

paragraph 90, then planning permission should be refused. 
 
Local Planning Policy 
 
South Kesteven Local Plan 
2.7 The South Kesteven Local Plan was adopted by the District Council in January 2020. Within 
the adopted Local Plan, the application site is allocated for employment development under 
Policy E3 (site reference DEP-E1). This allocation covers a wider area of 4.2 ha, including 
land to the north up to Northfield Road. 
 
2.8 Policy DEP2 of the Local Plan addresses Market Deeping Town Centre and states that a 
sequential approach will be applied to proposals for main town centre uses and that retail 
impact assessments will be required to be undertaken for proposals in edge and out-of-centre 
location that exceed a gross floorspace threshold of 1,000 sq. m. The supporting text at 
paragraphs 3.50 to 3.53 recognise that the principal role of the town centre is to provide daily 
services to local residents who will ‘most likely travel to larger town centres for a wider range 
of services, facilities and comparison retail goods’. 
 
The Deepings Neighbourhood Plan 
2.9 The Deepings Neighbourhood Plan was adopted in June 2021. Policy DNP5 addresses 
Market Deeping Town Centre and is accompanied by Map 5 which extends the boundary of 
the town centre beyond that was previously identified as part of the Local Plan to include 
areas adjoining The Deepings Shopping Centre, to the south of High Street and on Church 
Street. Policy DNP5 states that these areas are safeguarded for potential extension of the 
town centre and that all proposals within the existing boundary and proposed extended area 
will be subject to Policy DNP2 of the Local Plan (we assume this should read Policy DEP2). 
Supporting text at paragraph 8.30 of the Neighbourhood Plan states that the growing 
population of the Deepings will lead to the need to encourage additional areas within the town 
centre for retail and commercial development, as well as protecting present commercial 
ground level floorspace. 
 
South Kesteven Retail Study (2015) 
2.10 The South Kesteven Retail Study was prepared by Savills in 2015. The study comprised an 
updated Retail Capacity Assessment (based on a new household survey) and a review of the 
District’s main town centres, including Market Deeping. 
 
2.11 The Retail Study found that a high proportion of convenience retail spending was being 
retained within the District. Within Zone 7 of the study are (‘The Deepings’) 69% of main food 
shopping expenditure was being retained within Market Deeping, with the most popular store 
being Tesco at Godsey Lane (64%) followed by the Co-op store in the town centre (5%). 
Facilities in Stamford provided the main alternative, attracting 16% of expenditure, with a 
further 9% of expenditure attracted to facilities in Peterborough. A higher percentage of top-up 
food shopping expenditure (76%) was retained in Market Deeping with Tesco (60%) and the 
Co-op (10%) being the most popular destinations. 
 
2.12 Section 7 of the Retail Study found that existing convenience retail facilities within Market 
Deeping were overtrading and that expenditure capacity of approximately £13 million may be 
available by 2036. It was suggested that this could support a medium sized foodstore of 
around 949 sq. m. Such a store could be accommodated earlier if the operator were a 



 

 
 

discounter trading at a lower benchmark turnover. No capacity for new comparison retail 
floorspace was found in Market Deeping over the period to 2036. 
 
2.13 In terms of Market Deeping Town Centre, the healthcheck undertaken as part of the Retail 
Study found that it serves the daily shopping and service needs of its local residents, 
performing a supporting role to larger neighbouring towns such as Stamford and 
Peterborough. As such, the presence of national multiple retailers is very limited, with the 
convenience foodstore offer within the town found to be ‘very limited’. Vacancies were found 
to be very low and the quality of the town centre environment was considered to be relatively 
good. 
 
3 Sequential Assessment 
3.1 The application site is an out-of-centre location and, as such, the sequential test set out at 
paragraphs 87 to 88 of the NPPF should be satisfied under the terms of Policy DEP2 of the 
Local Plan. In this section we review the sequential assessment contained within Section 7 
and Appendix 4 of the PRS. We have also had regard to Rapleys’ further submissions dated 
11th February 2022 in response to NRR’s letter of objection dated 9th December 2021, and 
NRR’s further objection of 6th April 2022. 
 
Area of Search 
3.2 The area of search for sequentially preferable sites should be related to the catchment area of 
the proposed development. Paragraph 7.7 of the PRS states that Lidl’s foodstores serve a 
relatively compact catchment area of 0 to 5 minute drivetime in urban areas. Given the rural 
location of the application site a 0 to 10 minute drivetime catchment has been adopted and is 
shown at Appendix 3 of the PRS. 
 
3.3 This shows that the 10-minute drivetime catchment includes the southern edges of Bourne to 
the north and parts of Werrington in Peterborough to the south. The area extends to Uffington 
in the west and Deeping St Nicholas in the east. We consider that this is likely to provide a 
reasonable approximation of the primary catchment area for a retail development of the scale 
and nature proposed. 
 
3.4 Within this catchment area, the applicant has identified five defined centres; Market Deeping 
Town Centre, Bourne Town Centre, Werrington District Centre, Loxley Local Centre and 
Werrington Village Local Centre. Alternative sites have been considered within and on the 
edges of these centres. We note that other out-of-centre sites should also be considered 
where these are more accessible and better connected to a centre than the application site. 
 
Flexibility 
3.5 Paragraph 87 of the NPPF states that: 
‘Applicants and local planning authorities should demonstrate flexibility on issues 
such as format and scale, so that opportunities to utilise suitable town centre or edge 
of centre sites are fully explored’. 
 
3.6 Paragraph 7.14 of the PRS sets out parameters for assessing the availability and suitability of 
sequentially preferable sites, taking account of the broad type of retail development proposed 
i.e. a limited assortment discount foodstore. It states that available sites should provide an 
area of between 0.6 ha and 1.6 ha and be capable of providing floorspace of between 1,672 
sq. m and 2, 461 sq. m. This represents flexibility on the application scheme of -45% and 



 

 
 

+45% in respect of site area, and -27% and +8% in terms of the proposed floorspace. Where 
an alternative site comprises an existing vacant unit, the PRS states that these should provide 
floorspace of at least 90% of the proposed development. 
 
3.7 Paragraph 7.14 lists other search parameters as a prominent site with the ability to attract 
passing trade, a site with adjacent surface level car parking that will allow for the safe 
manoeuvring of customer vehicles, a site capable of providing a dedicated service area and a 
single-storey, open and unrestricted sales floor. 
 
3.8 In terms of the flexibility demonstrated by these parameters, we consider that significant 
flexibility had been demonstrated in terms of site area and acknowledge that alternative sites 
should provide appropriate car parking and single-storey, unrestricted sales areas. However, 
the rationale for flexibility in respect of proposed floorspace is unclear. In particular, the limited 
flexibility in respect of existing vacant units and the upper floorspace limits set on alternative 
development sites has not been justified. In addition, we do not consider a prominent, 
roadside location to be essential for a foodstore that is capable of acting as a freestanding 
retail destination serving main food shopping trips. We take these considerations into account 
when considering the suitability of sequentially preferable sites. 
 
Sequentially Preferable Sites 
3.9 The applicants’ sequential assessment has considered three sites on the edges of Market 
Deeping Town Centre, three sites on the edges of Bourne Town Centre, three sites on the 
edges of Werrington District Centre, one site on the edges of Loxley Local Centre and one 
site on the edges of Werrington Village Local Centre. The applicant’s full assessment of these 
sites is set out at Appendix 4 of the PRS. 
 
3.10 In terms of the sites considered at Market Deeping, all these are greenfield sites to the south 
of the existing town centre and within the administrative area of Peterborough City Council. 
Whilst these sites are separated from the town centre by River Welland, we consider that they 
are well related to the town centre. However, we acknowledge that all three sites are 
unallocated within the Peterborough Local Plan and are therefore subject to Policies LP2, LP8 
and LP11 of that plan which seek to control development within the countryside. The 
proposed development would not be an acceptable use under the terms of those policies and, 
notwithstanding the availability of these sites, we agree that this would render them 
unsuitable. 
 
3.11 The three sites considered at Bourne are all edge-of-centre sites. Land at Manor Lane 
comprises car parking associated with employment uses to the west of Manor Lane that 
appears to be in active use. The applicant has confirmed that it has contacted the landowner 
which has advised that the site is unavailable. Land to the north of Coggle Causeway is used 
as a playing field and as such there is a presumption against its development under Policy 
OS1 of the South Kesteven Local Plan. Whilst this does not completely preclude 
redevelopment of the site (for example, if it could be demonstrated that there was a surplus of 
open space locally or replacement provision was provided elsewhere) it is acknowledged that 
there would be difficulties providing appropriate access to this site. It is also reported that this 
site is unavailable. The final site considered in Bourne is parkland at Recreation Road. This 
park appears to be well used as a community asset and would be afforded protection under 
the terms of Policy OS1. It is unlikely to be suitable for the proposed development. 
 



 

 
 

3.12 All three sites considered on the edges of Werrington District Centre comprise playing fields 
or public open space, subject to Policy LP23 of the Peterborough Local Plan (which has 
similar wording to Policy OS1). The playing fields at Ken Stimpson Community School appear 
to be in active use in association with the school and the applicant considers the site to be 
unsuitable on the basis of its lack of visual prominence and the need to enter into an 
agreement with third parties to redevelop the remainder of the site (which provides over 14ha 
in total). As previously noted, we would attach little weight to arguments regarding visual 
prominence. However, this site is likely to be unsuitable and/or unavailable on the basis of its 
existing use and restricted access via existing residential roads. Similar considerations apply 
in respect of the playing fields to the north of Werrington Skate Park (albeit that this site has 
better potential access via Staniland Way). Given its role as a neighbourhood park, it is 
unlikely to be suitable for the proposed development. Finally, land to the south of Davids Lane 
to the east of the district centre is identified as a local greenspace and informal parkland. 
Contrary to the comments within the PRS, the size of this site is within the search parameters 
identified by the applicant. However, it is unlikely to be suitable for the proposed development 
based on the loss of existing amenity space and woodland. 
3.13 The site identified adjacent to Loxley Local Centre extends to 1.46 ha and comprises 
woodland adjacent to Werrington Parkway. The applicant discounts this site on the basis that 
it is identified as informal parkland and amenity open space in the Peterborough Local Plan, 
that the size of the site means the applicant would need to enter an agreement with third 
parties to develop the remainder of the site and that one of the two landowners has confirmed 
that its part of the site is not available making it too small for the proposed development. 
Notwithstanding the contradiction on the latter two points and the fact that this site falls within 
the search parameters identified by the applicant, the site is unlikely to be suitable on the 
basis of the loss of amenity space and woodland. Lastly, the edge-of-centre site at Werrington 
Village Local Centre provides over 4 ha to the east of Lincoln Road. Again this, is likely to be 
unsuitable for the proposed development on the basis that it is identified as local greenspace, 
informal parkland and amenity open space in the Peterborough Local Plan. 
 
3.14 Other than the three edge-of-centre sites discussed above, the PRS did not identify any other 
sequentially preferable sites at Market Deeping Town Centre. However, in December 2021, 
Q+A Planning submitted a representation on behalf of NRR which, amongst other things, 
raised objections on the basis that there was an available and suitable site in a sequentially 
preferable location adjacent to The Deepings Shopping Centre. A plan accompanying the 
NRR objection identified this as land to the west of Godsey Lane comprising car parks at The 
Precincts, a petrol filling station and the associated small Co-op convenience store. This plan 
also showed how the site of 0.82 ha could provide a foodstore of 1,813 sq. m (GIA) and 127 
parking spaces. 
 
3.15 The site identified by NRR is within the area identified for expansion of the town centre by 
Policy DNP5 of The Deepings Neighbourhood Plan. It is therefore considered to be sequential 
preferable to the application site. The NRR objection stated that over the preceding 12 
months there had been clear market interest in development of this land to provide a discount 
foodstore but that if the current planning application were permitted, development of this land 
would not come forward. It further stated that there was a clear sequentially preferable 
alternative to the application site within Market Deeping Town Centre that was both available 
and suitable for similar development. 
 
3.16 The applicant responded to the NRR objection via Rapleys submissions of February 2022. It 



 

 
 

did not dispute that the NRR site was sequentially preferable but stated that it was considered 
to be unsuitable for the proposed development because it was traversed by an adopted 
highway (The Precincts). The diversion of this section of highway would, in the applicant’s 
view, significantly extend the timescales and add to the costs of the delivery of this site 
making it unfeasible for the proposed development. Furthermore, the retention of the roadway 
to provide access to The Deepings Shopping Centre would mean that customers would have 
to cross this road to access the proposed foodstore, which would not be a safe or convenient 
means of access and would not meet the minimum requirements of a discount foodstore 
operator. 
 
3.17 Rapleys’ letter also raised concerns that the petrol filling station, which would be required as 
part of the redevelopment of the site, was in active use and that existing leasehold 
arrangements meant that it would not be available within a reasonable timeframe. It went on 
to say that the loss of the petrol filling station would represent the loss of an important 
community facility, that the loss of existing parking provision would impact on the vitality and 
viability of the town centre, that the site lacked visibility which would undermine turnover and 
the feasibility of the proposed development and that the loss of existing trees would adversely 
affect the visual appearance of the site and the amenities of neighbouring properties. 
 
3.18 Further submissions were made on behalf of NRR on 6th April 2022. These confirmed that 
Aldi has agreed to acquire part of NRR’s land to develop a new foodstore. The status of this 
agreement is unclear but Aldi has begun a public consultation exercise on its proposals. The 
NRR submissions also addressed the site constraints identified in the applicant’s submissions 
of February 2022. In response, it is stated that the deliverability of the site has been 
demonstrated by securing the interest of Aldi and that this undermines much of the applicant’s 
analysis and rationale for dismissing this sequential alternative. 
 
3.19 The submissions went on to state that NRR was in discussions with the Co-op to release it 
from its lease on the petrol filling station site (confirmed by correspondence from the Co-op’s 
agent) and that the existing petrol filling station is not subject to any policy protection. With 
regard to issues associated with the adopted highway it has been stated that it is not unusual 
for adopted highways to be changed through s278 agreement and that the proposals will 
maintain access to the west for vehicles and pedestrians. It has also been stated that there 
will be no loss of car parking across the wider site and that the proposed development of the 
site would have positive impacts on the town centre in terms of attracting new visitors and 
encouraging linked trips. NRR has also queried the suggestion that the suitability of its site is 
hindered by its lack of visual prominence and ability to attract pass-by trading, stating that it is 
unclear where this pass-by trade will come from (with the PRS suggesting that only 5% of 
trade expected to be derived from outside of the identified catchment area). Finally, it is 
suggested that the loss of trees at the NRR site could be addressed through a detailed 
landscaping plan with new planting to the site boundaries. 
 
3.20 We have carefully considered all representations in respect of the land at The Deepings 
Shopping Centre. As confirmed above, this site is sequentially preferable to the application 
site and meets the applicant’s stated search parameters in terms of site area. The feasibility 
plan submitted on behalf of NRR in December 2021 appears to provide a realistic option for 
the redevelopment of the site and the applicant has not taken issue with the scale of 
development that could be delivered at this site. At an indicative 1,813 sq. m this would also 
meet the applicant’s search parameters. It is apparent that this could be provided as a single8 



 

 
 

storey development with an open and unrestricted sales area that would meet another of the 
applicant’s search parameters. 
 
3.21 In terms of car parking, the submitted feasibility plan shows that the NRR site is capable of 
accommodating a very similar amount of parking as the application site. Dedicated service 
facilities are shown to the rear of the indicative store at the NRR site. The impacts on car 
parking across the wider site and the health of the town centre are discussed further in 
Section 4 of this report. We are satisfied that the proposed development could retain eastwest 
connections for pedestrians and vehicles from Godsey Lane to The Deepings Shopping 
Centre, as shown on the feasibility plan. The concern expressed by the applicant that the 
retention of this access route would make access to the proposed foodstore unsafe and 
inconvenient appear to be unfounded as such arrangements are common both at 
freestanding foodstores, retail parks and other retail/town centre developments. 
 
3.22 Our concerns regarding the applicant’s requirements for a prominent site have already been 
indicated above. In our view, given that a discounted foodstore is capable of acting as a 
freestanding retail destination and generating a large proportion of its trade from main food 
shopping trips, it’s viability will not be reliant on pass-by trade (i.e. top-up food shopping 
generated by pass-by traffic). Notwithstanding this, the visibility of the NRR site from Godsey 
Lane is not be dissimilar to the visibility of the existing Tesco store that is also on Godsey 
Lane. The Council’s retail study showed that the Tesco store achieved a 60% market share 
for top-up food shopping within the Market Deeping area. 
 
3.23 We consider that the issues raised in respect of the loss of a community facility and the loss 
of trees at the NRR site are not directly relevant to this advice. However, we are satisfied that 
these issues are unlikely to give rise to any insurmountable policy or technical constraints. As 
such, having had regard to the matters raised by both the applicant and NRR, we consider 
that land to the east of The Deepings Shopping Centre represents a suitable, sequentially 
preferable alternative to the application site. 
 
3.24 The applicant has queried the availability of the NRR site on the basis of the lease 
arrangements for the petrol filling station site. However, NRR’s most recent submission 
provides third party confirmation that there are live discussions regarding the surrender of this 
lease. The applicant has also stated that works to the adopted highway at The Precincts 
would extend the timescales for the delivery of the site. Given the existing function of The 
Precincts and that it will be possible to maintain east-west access a part of the redevelopment 
of the NRR site, we do not consider that the consenting processes associated with these 
works need be unduly complex or time-consuming. Section 248 orders and Section 278 
agreements are not uncommon development requirements (we note that a s278 agreement 
will be required to provide access to the application site from the B1524). 
 
3.25 In setting out the applicant’s search parameters, the PRS did not explain what was 
considered to be a ‘reasonable period’ when considering the potential availability of 
sequentially preferable sites for the purposes of paragraph 87 of the NPPF. Nevertheless, it is 
our view that based on the current evidence, the NRR site is available now and that its 
redevelopment is deliverable in the short-term. We therefore consider land to the west of The 
Deepings Shopping Centre to be available for the broad type of development proposed by the 
application scheme. 
 



 

 
 

Summary 
3.26 In summary, we consider that there is an available and suitable site in a sequentially 
preferable location at land to the west of The Deepings Shopping Centre at Market Deeping. 
The applicant’s reasons for dismissing this alternative site have not been adequately 
substantiated. We therefore consider that the application scheme fails to comply with 
paragraphs 87 and 88 of the NPPF and Policy DEP2 of the Local Plan. 
10 
 
4 Impact Assessment 
4.1 Paragraph 90 of the NPPF states that when assessing applications for retail development 
outside town centres local authorities should require an impact assessment if the 
development is over a proportionate, locally set threshold. Policy DEP2 of the Local Plan sets 
a local impact threshold of 1,000 sq. m for developments involving main town centre uses in 
Market Deeping. As such, an impact assessment is required for the proposed development 
and this has been provided at Section 8 and Appendix 6 of the PRS. We comment on the 
assumptions and findings of the applicant’s impact assessment below. 
 
4.2 At the outset we note that the base year for assessing quantitative impacts is 2021, with a 
design year (the point at which the proposed development is expected to have reached a 
mature pattern of trading) of 2026. This timeframe is consistent with Planning Practice 
Guidance. The identified catchment area for the proposed development comprises a 10- 
minute drivetime from the application site (as discussed above at paragraphs 3.2 and 3.3) 
and contains five defined centres within the South Kesteven and Peterborough local authority 
areas. This area is considered to provide a reasonable reflection of the likely primary 
catchment area of the proposed development. 
 
Turnover of the Proposal 
4.3 Table 4 of Appendix 6 of the PRS provides the estimated turnover of the proposed Lidl 
foodstore. The proposed store is expected to have a net sales area of 1,414 sq. m of which 
1,131 sq. m would be used for the sale of convenience goods and 283 sq. m for the sale of 
comparison goods. Floorspace for the sale of convenience goods would make up 80% of the 
net sales area, with the remaining 20% used for the sale of comparison goods. These 
assumptions are considered to be appropriate for this type of foodstore. 
4.4 The turnover of the proposed foodstore has been calculated on the basis of a sales density of 
£7,549 per sq. m for both convenience and comparison goods sale floorspace. These figures 
are taken from Mintel Retail Rankings (2021). On this basis, the applicant estimates that the 
turnover of the application scheme would be £10.67 million, of which £8.54 million would be 
generated from the sale of convenience goods and £2.13 million from the sale of comparison 
goods. Whilst the proposed convenience and comparison sales floorspace may trade at 
higher and lower sales density than the company average figures provided by Mintel, we 
consider this to be a reasonable approximation of the potential turnover of the proposed 
development. 
 
Turnover of Existing Destinations 
4.5 The turnover of existing retail destinations (against which trade impacts are assessed) are set 
out at Table 6 of Appendix 6 of the PRS. The PRS is not clear what the source is for these 
existing turnover figures, although paragraph 8.52 of the main report indicates that they are 
based on company average benchmark figures and the notes associated with Table 6 
indicate that the turnovers of smaller retail stores have been calculated on the basis of a sales 



 

 
 

density of £5,000 per sq. m for convenience floorspace and £3,500 for comparison 
floorspace. In terms of key destinations in South Kesteven, the Tesco store at Market 
Deeping is estimated to have a total turnover of £33.95 million at 2021, facilities within the 
town centre (including the Co-op) a turnover of £16.64 million, Bourne Town Centre a 
turnover of £42.02 million and the Tesco, Sainsbury’s and Lidl stores at Bourne retail 
turnovers of £33.82 million, £29.55 million and £11.01 million respectively. 
 
4.6 By way of comparison, the South Kesteven Retail Study (at Tables 6 and 10 of Appendix 7) 
estimated that in 2021, Market Deeping Town Centre would have a total retail turnover of 
£10.89 million and Bourne Town Centre an equivalent turnover of £41.37 million (based on 
survey-derived market shares). The retail study did not provide combined convenience and 
comparison turnover for foodstores but estimated that the Tesco store at Market Deeping 
would have a convenience goods turnover of £24.12 million in 2021 and the Tesco and 
Sainsbury’s stores at Bourne convenience turnovers of £18.41 million and £21.06 million (we 
understand that the Retail Study pre-dates the Lidl store at Bourne so the convenience 
turnover of pre-existing destinations in Bourne could be lower due to the impact of this new 
store). 
 
4.7 Aside from the turnover of Bourne Town Centre, there are some discrepancies between the 
turnover figures used in the applicant’s impact assessment and those forecast in the Council’s 
Retail Study. In particular, the Retail Study indicated that the retail turnover of Market Deeping 
Town Centre would be substantially lower than the figure presented by the applicant. We do 
not consider that this could be accounted for my differing growth rates since 2016 and the 
applicant should therefore clarify the basis for its existing turnover figures. 
 
Trade Diversion and Trade Impacts 
4.8 An assessment of trade diversion is presented at Table 6 of Appendix 6 of the PRS. Table 6 
shows that, at 2026, the proposed foodstore is expected to divert £0.17 million (1.5% of its 
total turnover) from Market Deeping Town Centre and £0.14 million (1.3% of its turnover) from 
Bourne Town Centre. Much higher levels of trade diversion are expected in respect of large 
foodstores outside of town centres. Trade diversion from Tesco at Market Deeping is 
expected to be £5.76 million (53% of the turnover of the proposed foodstore), £1.65 million is 
expected to be diverted from the Lidl store at Bourne (15% of turnover) and £1.10 million 
each from the Tesco stores at Bourne and at Werrington District Centre (10% of turnover from 
each of these stores). The remaining 9% (£0.87 million) of the turnover of the proposed 
development would be diverted from a range of other existing destinations. 
 
4.9 Given the scale and nature of the proposed development, we would expect it to primarily 
compete with larger foodstores and that the highest levels of trade diversion would be from 
foodstores in closest proximity to the application site. We would also expect patterns of trade 
diversion to reflect existing patterns of convenience retail trade within the Market Deeping 
area. As such, we would agree that the highest level of trade diversion is likely to be 
experienced by the out-of-centre Tesco store at Market Deeping. Trade diversion from 
facilities in Market Deeping Town Centre will be much lower but may be higher than the 1.5% 
estimated by the applicant given the market shares identified within the Council’s Retail 
Study. 
 
4.10 Furthermore, as noted at paragraph 2.11 of this report, the Retail Study found that after 
destinations in Market Deeping, foodstores in Stamford attracted a significant proportion of 



 

 
 

convenience retail expenditure available to residents within Zone 7 of the study area (i.e. The 
Deepings). The relevant market shares for convenience retail destinations in Stamford were 
much higher than destinations in Bourne. However, the applicant’s impact assessment 
attributes no trade diversion to foodstores in Stamford and does not consider trade impacts 
on facilities in Stamford (which we would also expect to take account of the recently 
developed Aldi store at Uffington Road). This is a notable omission that undermines the 
robustness of the applicant’s assessment. 
 
4.11 Table 6 of Appendix 6 of the PRS also converts anticipated patterns of trade diversion to 
trade impacts Notwithstanding the above concerns, we note that this shows that trade 
impacts on Market Deeping Town Centre are estimated to be -0.89% in 2026. Trade impacts 
on Werrington District Centre are expected to be -4.29% and -0.30% for Bourne Town Centre. 
The highest trade impacts are expected to be experienced by Tesco at Market Deeping (- 
15.94%) and Lidl at Bourne (-14.29%). These are both out-of-centre facilities that are not 
afforded policy protection. 
 
4.12 It is noted that these trade impacts do not account for any committed retail schemes that 
might also impact centres within and outside of the catchment area of the proposed 
development. We are not aware of any other proposed or committed schemes that have yet 
to be delivered and we therefore do not consider it necessary for a cumulative assessment of 
retail impacts to be provided. 
 
Significance of Impacts 
4.13 Paragraph 90 of the NPPF requires the consideration of impacts on existing, committed and 
planned public and private investment within centres in the catchment area and impacts on 
town centre vitality and viability, including local consumer choice and trade in town centres 
and wider retail catchment. 
 
4.14 In terms of impacts on town centre vitality and viability, given the concerns we have raised in 
respect of the applicant’s impact assessment (in particular the basis for calculating the 
turnovers of existing retail destinations and the failure to consider impacts on Stamford) we 
are unable to reach robust conclusions. We do recognise that the proposed development 
would enhance consumer choice within Market Deeping and the surrounding area, the 
Council’s Retail Study having found that the range of convenience retail facilities within this 
part of the District was limited. 
 
4.15 In terms of impacts on investment within town centres, we are aware that a town centre 
landowner (NRR) is promoting proposals for the development of a discount foodstore on land 
to the east of The Deepings Shopping Centre. This area was identified within The Deepings 
Neighbourhood Plan as an area for the expansion of the town centre. As we concluded in 
Section 3 of this report, this site is considered to be available and suitable for a similar form of 
development to that proposed by the application scheme. 
 
4.16 The applicant has suggested that the development of this site and consequent loss of car 
parking might have adverse impacts on the vitality and viability of Market Deeping Town 
Centre. However, NRR asserts that there will be no overall loss of car parking across the 
wider site which it controls. In any case we note that, by identifying the existing car parks to 
the east of The Deepings Shopping Centre as being potentially suitable for additional retail 
and commercial development, the Neighbourhood Plan anticipated some element of change 



 

 
 

to town centre parking provision. Furthermore, we consider that the provision of a new 
foodstore in an expanded town centre would make a significant and positive contribution to its 
vitality and viability by increasing trade and footfall and encouraging further town centre 
investment. 
 
4.17 Planning permission has not been granted for the scheme that is now being promoted by 
NRR and it cannot be considered a committed investment. However, representations 
submitted on behalf of NRR confirm that an agreement has been reached with a foodstore 
operator and that pre-application consultation has commenced. These representations have 
also clearly stated that if planning permission is granted for the application scheme at 
Peterborough Road, the proposed redevelopment of land to the east of The Deepings 
Shopping Centre will not be delivered. In view of the sequentially preferable status of the NRR 
site, the clear policy intention to expand the town centre set out within the Neighbourhood 
Plan and the potential for such development to attract wider investment, we consider that the 
proposed development is likely to have significant adverse impacts on planned investment 
within the town centre. 
 
Summary 
4.18 For the reasons set out above, it is considered that the application submission fails to 
demonstrate that the proposed development will not give rise to significant adverse impacts 
under the terms of paragraph 90 of the NPPF and Policy DEP2 of the Local Plan. 
 
5 Recommendations 
5.1 This report provides advice to South Kesteven District Council in respect of planning 
application ref. S21/2138 which seeks planning permission for the erection of a foodstore and 
associated works on land to the east of Peterborough Road, Market Deeping. This advice has 
considered the material submitted in support of the application and specifically the Planning 
and Retail Statement (PRS) prepared by Rapleys on behalf of the applicant. We have also 
had regard to third party representations and the applicant’s response to these 
representations. 
 
Sequential Assessment 
5.2 The submitted PRS includes a sequential assessment which has considered the availability 
and suitability of alternative sites in sequentially preferable locations. We agree that none of 
the sequentially preferable sites considered as part of the applicants’ assessment appear to 
be available or suitable for the proposed development. However, the PRS did not assess land 
to the east of The Deepings Shopping Centre which is identified as an area for the expansion 
of Market Deeping Town Centre within the adopted The Deepings Neighbourhood Plan. 
5.3 The owners of this site are promoting it for the development of a discount foodstore and have 
made objections to the application scheme (to which the applicant has sought to respond). 
We have considered the respective representations made in respect of this site and 
concluded that it is both available and suitable for the broad type of development that is 
proposed by the application scheme. We therefore consider that the proposed development 
fails to satisfy the sequential approach set out at paragraphs 87 to 88 of the NPPF and at 
Policy DEP2 of the South Kesteven Local Plan. 
 
Impact Assessment 
5.4 The applicant has undertaken an impact assessment as required by Policy DEP2 of the South 
Kesteven Local Plan. We have raised some concerns in respect of the scope of this 



 

 
 

assessment and the assumptions applied. As such we are unable to conclude whether the 
proposed development is likely to give rise to significant adverse impacts on the vitality and 
viability of relevant centres. Given the emerging proposals for the development of a discount 
foodstore on land to the east of The Deepings Shopping Centre, we consider that the 
application scheme is likely to have significant adverse impacts on planned investment within 
a town centre. It is therefore our opinion that the proposals fail to accord with the 
requirements of paragraph 90 of the NPPF and Policy DEP2 of the Local Plan. 
 
Conclusions 
5.5 In conclusion, having assessed the submitted material, we are not satisfied that the proposed 
development accords with relevant local and national planning policies relating to main town 
centre uses. In accordance with paragraph 91 of the NPPF, where an application fails to 
satisfy the sequential test or is likely to have a significant adverse impact on one of the impact 
considerations set out at paragraph 90 of the NPPF, then it should be refused planning 
permission. 
 
 
 

Financial Implications reviewed by: Not applicable 

 

Legal Implications reviewed by: Not applicable 

 

 

 


