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Sleaford Masterplan 
 
Local Market Conditions: An Initial Overview  
 
Introduction 
 
The purpose of this brief is to provide an overview of local market conditions within Sleaford, 
and its environs, to inform the Sleaford Masterplan baseline analysis. 
 
Sleaford 
 
The resident population of Sleaford as measured in the 2001 Census, was 14,494, whilst the 
resident population of North Kesteven was 94,024.  The Central Lincolnshire Core Strategy 
Issue & Options Paper 2010 (CLCS) states that the current population of Sleaford is 17,000.  
In 2001 there were 6,167 households in Sleaford 1.  
 
The main competing centres are Grantham, Boston, Spalding, Stamford and Newark.  The 
larger conurbations that compete with Sleaford are Lincoln and Peterborough. Sleaford was 
formerly identified within the Structure Plan (SP) as a third-tier ‘Main Town’, alongside 
Bourne, Gainsborough, Spalding and Stamford. Boston and Grantham are identified as 
second-tier ‘Sub-Regional’ centres2.  The CLCS recognises the importance of Sleaford in 
servicing the surrounding rural areas with a total population of approximately 50,000.   
 
Sleaford benefits from low rates of deprivation, low rates of unemployment, high rates of 
employment and economic activity.  The town also benefits from above average skilled labour 
and a higher than average number of high value occupational roles.  
 
The town, whilst located within a rural area, benefits from relatively good transport links, 
which include a railway station with connections to Peterborough, Nottingham, Grantham, 
Spalding, Boston and Lincoln. 
 
Residential Use  
 
‘The population of North Kesteven is projected to increase by 24% to 129,800 between 2008 
and 2033, this compares to an 18% increase nationally (ONS 2008 based population 
projections).   
 
The former SP recognised that whilst the population of Sleaford grew by 39% between 1991 
and 2001 (the fastest rate of growth of any town in Lincolnshire), reflecting the town’s strong 
transport links, there was the equivalent growth in town centre services. As such, ‘the housing 
provision in Sleaford is therefore sufficient to maintain and consolidate its Main Town role but 
is significantly reduced to discourage unsustainable patterns of commuting3. The RSS 
housing targets, set by the previous Government, have been removed by the new Coalition.  
However, the Local Development Framework will continue to guide development. The SP is 
being replaced by the Central Lincolnshire Local Development Framework of which the 
Central Lincolnshire Core Strategy Issue & Options Paper 2010 (CLCS) comprises an integral 
part.  
 
The CLCS recognises that Sleaford has successfully accommodated significant new 
development, which has enabled it to accommodate the high levels of growth experienced by 
the town.  The draft objectives of the CLCS are to (a) accommodate growth in a sustainable 
way that both complements and integrates with the existing business and residential 
communities. (b).ensure that the town centre can develop to become a more desirable place 
to access key services, shop and socialise and (c) enhance and diversify the economy to 
provide people with greater potential to live and work within the Sleaford area. 
 

                                                 
1 Research-lincs.org statistics  
2 Roger Tym & Partners Retail Capacity Study 2007 
3 Roger Tym & Partners Retail Capacity Study 2007 
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In reviewing past planning applications that have been successful in the last five years we 
note, from our sources4, an absence of any significant submissions other than in settlements 
outside of Sleaford.  This is due to a lack of available land.  Those outside of Sleaford 
comprise Cranwell Village and the redevelopment of the former Rauceby Hospital near to 
South Rauceby.  The last major application that we have identified for Sleaford was for a 
development of 97 dwellings submitted by the Nottingham Community Association in 2007 on 
land to the north of the town centre adjacent to Holdingham Roundabout.  It must be noted 
though that the town has had a number of large applications in the past, which have allowed 
the town to expand.        
 
In the last five years there have been successful planning applications for 79 dwellings at 
Electric Station Road to the east of Sleaford.  There have also been successful applications 
for 56 dwellings near to Grantham Road in Sleaford, 34 dwellings on Quarrington Road and 
86 dwellings off Northfield Road in Sleaford.  
 
We note that the official five year land supply statistics for North Kesteven suggest that they 
have a supply of 109% (which is above the projected targets), which would indicate that there 
is an adequate land supply that is both achievable and deliverable in the short term.  
 
Sites proposed within the Strategic Housing Land Availability Assessments (SHLAA) that are 
of significant note due to scale are as follows: 
 

o Land at Stump Cross Hill, Quarrington, Sleaford potential capacity for 204 dwellings  
 

o Land off East Road, Sleaford potential capacity for 216 dwellings  
 

o Eastgate Centre, Eastgate, Sleaford potential capacity for 50 dwellings 
 

o The Hoplands Depot, Boston Road, Sleaford potential capacity for 55 dwellings 
 

o Land at Lincoln Road, Sleaford potential capacity for 667 dwellings 
 

o Land at Poplar Farm, South of A17, Sleaford potential capacity for 766 dwellings 
 

o Land South of B1517, Sleaford potential capacity for 159 dwellings 
 

o Land East of London Road, Sleaford potential capacity for 1000 dwellings 
 

o Land North off Drove Lane, Sleaford potential capacity for 491 dwellings 
 

o North of Hoplands, Sleaford potential capacity for 116 dwellings 
 

o Land at Electric Road, Sleaford potential capacity for 39 dwellings 
 
A Strategic Housing Land Availability Assessment undertaken by Ekosgen in 2009 concluded 
that the potential supply of housing land over the next 15 year period and beyond was in 
excess of the requirements of the draft Regional Plan.  
 
We understand that there is potential to deliver between 4,000 to 5,000 dwellings in the next 
25 years. This equates to approximately 200 to 250 units per annum.  Our research suggests 
that based upon previous completions that these figures are realistic.  Table 1 illustrates the 
take up rates from 2001. The figures suggest that where development opportunities have 
been available there have been good take up rates. The lower figures from 2006 onwards are 
considered to be a consequence of insufficient development opportunities and the down turn 
in the market5.   We anticipate that the number of completions will steadily rise. 

                                                 
4 Barbour ABI 
5 NKDC Economic Development   
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Table 1: Housing Completion Figures  

Date  NKDC Total Sleaford 
01/02 1,001 210 
02/03 768 186 
03/04 499 187 
04/05 453  
05/06 764  
06/07 728 33 
07/08 744 96 
08/09 501 92 
09/10 508 72 
 
 
However, the population statistics would suggest that the dwellings allocated in the SP are 
insufficient to meet the projected growth.  The major factor influencing development is the 
limited growth in the town centre service provision.   
 
Retail  
  
The CLCS states that the town centre is underperforming. The retail offer is limited, for a 
settlement of its size, residents are choosing to shop in neighbouring centres and people are 
not using the centre as much as they could for leisure and recreational activities. 
 
A previous Retail Capacity Study undertaken by Roger Tym and Partners (the Study) 
suggested that Sleaford town centre performed well in relation to some of the identified key 
indicators of vitality and viability, and moderately well or poorly in relation to others.  These 
indicators are set out in detail within the Study.  
 
The Study identified a number of issues relating to the convenience and comparison units 
within the town centre. The quality of the provision was below average, with only 20 national 
comparison multiples present which is very low, half of the offer in Spalding. In the 
convenience sector the study identified a range of national retailers, but the largest store 
(Tesco) was considered dated and falls below the standards provided by the company’s 
newer stores. The other supermarkets are relatively modest in scale. 
 
In addition, although the number of comparison units is high, certain sub sectors such as 
clothing is under represented, this sub sector can be regarded as a key indicator of the 
strength of a retail centre.  However, the Study identified that the available units in the town 
centre are unsuited to the operational requirements of modern retailers, in terms of size and 
configuration.  
 
The Study concluded that Sleaford was well provided for in terms of car parking and public 
transport provision.  It also identified that the compact and linear nature of Sleaford town 
centre assists pedestrian flow, with no clear distinctions between primary and secondary 
areas. 
 
The Study concluded that, whilst Sleaford is a vital and viable town centre, it’s retail role was 
too limited for a centre of its status and there is room for improvement, particularly in relation 
to providing retail property to modern standards and bolstering representation in the key 
sectors of comparison goods retailing. 
 
The Study identified that Sleaford’s retail offer is too limited for a centre of its status and there 
is significant leakage of comparison goods expenditure to other locations (85%).  
Given future anticipated population growth and expenditure, there is a need for an enhanced 
town centre offer to support such growth6.  
 

                                                 
6 Genecon: Preliminary Socio-economic snapshot of Sleaford 
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The report also highlights convenience goods retailing is strong within the town however there 
maybe modest scope to achieve new development if it can deliver a material qualitative 
enhancement in existing provision, due to the out standing stock falling significantly below the 
current standards recognised by modern retailers.  
 
In addition, Roger Tym and Partners quantitative capacity work illustrates the need for 
additional convenience goods floorspace due to demands in the growing population and 
increased forecast spending in Sleaford. This will enable the retention of expenditure, to 
prevent the on going leakage to the competing areas thus providing a modest additional uplift.     
 
The Study identified, for the period 2007 to 2021, the potential for an additional comparison 
goods floor space of between 4,368 to 10,688 sq m equating to a maximum of 750 sq m per 
year whereas there the potential for an additional requirement for convenience good floor 
space of between 1,403 to 1,817 sq m could only achieve a maximum of 129 sq m per year.   
 
More recently an updated Retail and Office Space study was carried out November 20097.  It 
concluded that there are 352 commercial units within the town centre, 42% are Retail (A1), 10 
% are Retail (A3-A5) and 19.6% are Offices (A2 & B1).  The study confirmed that the total 
vacant units in the town centre was 31. This was a fall in comparison to the year before. 
 
We have commissioned a series of GOAD reports to reflect upon the current position. These 
reports are appended to this paper. 
 
The GOAD statistics provide an up-to-date picture of retail supply and consumer demand in 
over 3,000 GOAD surveyed town centres in the UK and Ireland. The Goad Centre Report 
attached defines the retail extent and composition of a town centre, showing the number of 
premises in 31 trade types and the retail space allocation across each of them with regard to 
supply factors which include floor space across trade types, and the number of outlet counts 
and vacant premises in a particular centre.  
 
An analysis of the GOAD Town Centre report for Sleaford illustrates that the latest figures 
reflect the presence of 174 outlets with a total floorspace of 30, 545 sq m (328,800 sq ft).  The 
report suggests that the number of vacant units has fallen to 23.  There are a number of key 
areas where representation is less than the national average. Table 1, which is appended to 
this paper illustrates the variance. We calculate that if the under represented areas were to 
equate to the national average it would require an additional 3,670 sq m (39,500 sq ft) of retail 
floorspace.  We note, through an analysis of the figures, that the units are small and reflect 
the presence of smaller and independent occupiers.  We also note that whilst national 
multiples are present in the town centre there is also a notable absence of other multiples that 
might be expected to have a presence in the town.      
 
We have also undertaken an analysis of comparable locations allowing to compare retail 
centre against regional or national averages, providing a useful tool in examining the 
performance of specific areas.  Table 2, which is appended to this paper compares the 
number of retail outlets in each location and population within a 20 minute contour.  The 
comparable towns are Grantham, Newark and Boston.  Sleaford’s population is ranked third 
with Boston only being marginally less.  However, when compared against the number of 
retail outlets Sleaford’s count is significantly less than the other 4 areas.  The nearest is 
Boston with 99 more units followed by Newark with 115 more units. Grantham has 
significantly more with 143 units more. 
 
The analysis would suggest that the retail offer is under-represented in Sleaford when 
compared to the national average, neighbouring centres and population figures.  When 
combined with the projections for additional growth, suggested by the Retail Capacity Study 
for the period up to 2021, we consider there is capacity for growth and expansion of the retail 
offer in Sleaford.  We recognise that the proposed Tesco store is likely to absorb the capacity 
for additional convenience space in the short to medium term.   
 

                                                 
7 Provided by NKDC 
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Leisure  
 
The Retail Capacity study undertaken by Roger Tym and Partners considered national and 
local trends associated with leisure.  The report suggested that a sizeable proportion of this 
growth in expenditure through the provision of a better and more appealing choice of 
restaurants, cafés and bars/pubs will be vital to the future health of the various centres within 
the study area, some of which fulfil a dual retail-tourism role. 
 
The Study suggested that there is scope to improve Sleaford’s offer. The Report noticed a 
difference with national averages in Sleaford in the food and drink sectors. The data 
suggested that ‘Restaurants, cafes, coffee bars, fast food and takeaways make up just 
9.9 per cent of total units compared to a GB average of 13.9 per cent. 
 
As an indicative guide the Study suggested that there appears to be scope for some 
additional entertainment-type leisure, including at least one bingo club and a multi-screen 
cinema. 
 
Commercial Use 
 
North Kesteven is predominantly made up of small businesses, but the District also 
relies on a number of large employers. Over a third of employment in the District is 
in the public sector, particularly in local authorities, the National Health Service and 
the MoD/RAF.  The District has three active RAF stations8.  
 
Tourism is also important sector of the North Kesteven economy with the district receiving 
over 2 million visitors spending £87 million in 2009 (Steam Figures 2009).  
 
Sleaford is a localised market which is mainly industrial and popular with local rather than 
national businesses.  The main areas of employment within Sleaford comprise Sleaford 
Enterprise Park, Woodbridge Road, East Road and the town centre. On the whole the town’s 
property market is healthy.  
 
Sleaford Enterprise Park, which is a relatively new development area, is located on the 
northern edge of Sleaford adjacent to the A17.  It has been very successful in providing a 
range of industrial accommodation and satisfying market demand. 
 
Sleaford has a small embryonic office market.  ‘The Point’, situated just off the A17 Sleaford 
bypass is a purpose built Office Park.  It has accommodated initial pent-up demand but we 
understand that subsequently take up has since been slow.  The remaining office areas 
comprise traditional town centre accommodation.  A report commissioned in 2010 by NKDC 
into the provision of managed workspace within Sleaford suggested that there was evidence 
of demand for units to accommodate both new start and growing young businesses across a 
broad range of business sectors.  It suggested the provision of a scheme comprising 
approximately 929 sq m.  
 
It is considered that in the short term Sleaford has an adequate supply of strategic 
employment land.  It is estimated that there is approximately 45 ha available in the next five 
years and beyond.  In the interim it is estimated that there is 13 ha available in the immediate 
period.   
 
Development Opportunities 
 
Those development areas that we are aware of comprise: 
 
A. The Bass Maltings  
 

                                                 
8 BE Group Employment Land Review 2010 
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This complex is located to the southeast of Sleaford town centre.  The buildings are both 
Grade II and Grade II* listed, which in total comprise an area in excess of 44,464 sq m 
(500,000 sq ft).  The site upon which the Bass Maltings complex stands extends to 
approximately 6.25 hectares (15.4 acres).  
 
The site is the subject of a planning application to provide:  

o 228 residential dwellings comprising both apartments and houses; 

o 5,763 sq m (62,000 sq ft) for healthcare facilities; 

o 5,207 sq m (56,032 sq ft) of office floor space;  

o 1,392 sq m (14,968 sq ft) of retail and café/ restaurant/ bar uses (Use Class A1 – A5);  

o 37 sq m (398 sq ft) of community facilities. 
 

B. Tesco Superstore 

The local planning authority is minded to grant planning permission, subject to signing a 
S106 agreement to redevelop the former Advanta Seeds site to accommodate a new 
Tesco store within the Sleaford Town Centre.   

The development is being proposed alongside the delivery of a new road bridge, which 
will alleviate access to the east of the town centre and improve congestion.  The existing 
Tesco site on Northgate will be redeveloped.   
 
The proposed development comprises: 

o A Tesco Extra store occupying gross floor area of 8,962 sq m; 

o A net sales area that equates to 5,621 sq m; 

o 615 car parking spaces including 52 special needs spaces; and 

o A petrol filling station, with kiosk occupying gross floor area of 80 sq m.  

C. The Corn Exchange 

This locally important listed building is situated on the south side of Eastgate, Sleaford 
directly opposite Market Place and a short distance from the junction with Southgate, 
which forms the prime shopping area in Sleaford.  The site is 2.4 hectares with an 
approximate net internal area of 939 sq m. A range of uses have been previously 
considered including retail, restaurant/cafe or art gallery with office/residential above. An 
appraisal of the building undertaken by Banks Long & Co in 2009 suggested that, whilst it 
has potential for redevelopment, there could be issues relating to viability. 

D. Southgate  

The area surrounding Southgate and Station Road has been the subject of a detailed 
masterplanning exercise and is accompanied by a Supplementary Planning Document 
(SPD), which was adopted in 2010.  The SPD seeks to guide the future regeneration of 
this key area located on the southern fringe of the town centre.  The uses proposed 
include 6,760 sq m of retail; 7,871 sq m of office use; 18,511 sq of residential use; 1,938 
sq m of hotel use; 2,211 of mixed use retail/leisure; and 6,520 sq m of mixed use 
retail/community use.  This SPD also aims to respond to and manage change arising 
from development proposals such as the relocation of Tesco, redevelopment of the Bass 
Maltings, and the proposed South East Sleaford Regeneration Route. 
 

In addition to the above we are aware that Money’s Mill located off Carre Street has been 
identified by Gillespies as a potential project.   
 
Developer & Agent Feedback 
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The response to telephone interviews and questions has been disappointing.  We 
approached a number of large house builders and a variety of mixed-use developers active 
within the locality.  We also approached the two leading agents within Sleaford. 
 
The general comments suggested that the quality of retail stock within the town centre was 
limited and that the standard and size of units was poor in comparison to competing centres. 
It was also reported by the local agent, Hodgson Elkington & Co, that there was strong 
demand for retail units of 2,787 – 4645 sq m (3,000 to 5,000 sq ft). 
 
The Conservation Area Status and presence of Listed buildings was viewed by some as a 
constraint upon development.  This could potentially inhibit the provision of larger retail units 
that could attract multiple and national retailers.  The lack of suitable development sites was 
also cited as an issue.    
 
It was also suggested that the old cinema site should be integrated with the rest of the town 
centre to open up the surrounding area and support regeneration.  The new Tesco scheme 
was seen by some as an opportunity to encourage further retailers to the town, others viewed 
it as detrimental.  Until it has been established it is likely to create uncertainty within the 
market and the impact on the town centre is unknown.  
 
 
Summary & Conclusions   
 
Generally the property market within Sleaford appears to be performing well and is relatively 
robust.  The supply of development land for residential, industrial and office use is sufficient to 
meet demand in the short to medium term.  However, we consider the retail offer to be under-
represented.   
 
There are three significant development sites in and around the town centre.  The most 
significant is the proposed Tesco store to the south east of the town centre on a former 
industrial site.  This will result in the relocation of the existing Tesco stores on Northgate, 
which lies to the north of the town centre.   
 
A substantial housing led mixed-use scheme is proposed through the refurbishment and 
redevelopment of the former Bass Maltings building, which is located on the southern edge of 
the town centre.  The Corn Exchange adjacent to the Market Square also offers a potential 
redevelopment opportunity.  However, there are uncertainties over viability.   
 
The key issue relates to the provision of town centre services.  These have not expanded in 
line with the town’s growth, which between 1991 and 2001 grew by 39%.  This was the fastest 
of all the settlements in Lincolnshire.  The population of North Kesteven is projected to 
increase by 24% to 129,800 between 2008 – 2033, this compares to an 18% increase 
nationally (ONS 2008 based population projections).  
 
If Sleaford is to accommodate this growth then the town centre services and retail offer will 
need to be improved and enhanced otherwise the growth will not be achievable or 
sustainable.   
 
The Study identified, for the period 2007 to 2021, the potential for an additional comparison 
goods floor space of between 4,368 to 10,688 sq m equating to a maximum of 750 sq m per 
year whereas there the potential for an additional requirement for convenience good floor 
space of between 1,403 to 1,817 sq m could only achieve a maximum of 129 sq m per year.   
 
An analysis of the latest Goad statistics would suggest that the retail offer is under-
represented in Sleaford when compared to the national averages, neighbouring centres and 
population figures.  When combined with the projections for additional growth, suggested by 
the Retail Capacity Study for the period up to 2021, we consider there is capacity for growth 
and expansion of the retail offer in Sleaford.   
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Whilst we recognise that the proposed Tesco store is likely to absorb the capacity for 
additional convenience space we consider there is merit in exploring the options to 
accommodate an additional mix of retail space either within a stand alone scheme or within 
individual developments. We recommend both options to be taken into full consideration 
when deciding upon the whereabouts of new retail floorspace as both options can provide 
solutions to the underrepresentation of retail space within Sleaford. However the provision of 
adequate sized and modern high quality units is a must to attract modern retailers. 
 
We would suggest the options consider the provision of an anchor store of between 1,858 to 
2,787 sq m (20,000 to 30,000 sq ft) to accommodate an anchor store such as Argos or 
Wilkinsons, or a similar type of occupier.  We also suggest the provision of between 2-3 retail 
units of between 464 to 929 sq m (5,000 to 10,000 sq ft) to accommodate a range of mid-size 
occupiers such as New Look, Next, Laura Ashley, Brantano, Halfords etc.  Finally, we would 
suggest the provision of a range of stores of below 464 sq m.  The number of units will be 
subject to constraints associated with  the development opportunity.  However if flexibility 
permits this may be anywhere between 10 – 15 units.   We would suggest that the majority of 
the demand will be for units of between 93 to 1,858 sq m (1,000 to 2,000 sq ft) to 
accommodate niche and standard retailers such as the Body Shop, Lakeland, Vision Express, 
Yeomans, Julian Graves, Costa Coffee, etc.  
 
However, we recognise that accommodating growth may prove difficult, particularly the 
provision of larger units due to constraints arising from the Conservation Area Status and 
presence of Listed Buildings.  The Retail Capacity Study undertaken by Roger Tym and 
Partners identified that the available units in the town centre are unsuited to the operational 
requirements of modern retailers, in terms of size and configuration. Therefore if the retail 
capacity and offer is to be expanded to meet the needs of a growing population it will be 
important to identify further development opportunities to accommodate potential growth.    
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-0.001
32 C

om
m

unications       
-0.065

-0.001
32 C

om
m

unications       
-0.623

0.002
33 B

anking &
 F

inance    
-0.142

-0.054
33 B

anking &
 F

inance    
-1.505

0.441
34 Insurance            

-0.023
-0.001

34 Insurance            
-0.734

0.034
35 C

om
puting S

ervices   
0.514

0.965
35 C

o
m

p
u

tin
g

 S
ervices   

1.37
1.281

36 P
rof. S

ervices       
1.677

6.824
big grow

th sector, need accom
odation

36 P
ro

f. S
ervices       

4.608
1.802

37 O
ther B

us. S
ervices  

0.957
0.148

37 O
th

er B
u

s. S
ervices  

8.818
2.662

38 P
ublic A

dm
in. &

 D
ef. 

0.734
-0.073

38 P
u

b
lic A

d
m

in
. &

 D
ef. 

2.922
1.113

39 E
ducation            

1.597
-0.858

prim
ary, secondary, higher, adult

39 E
d

u
catio

n
            

9.885
4.817

40 H
ealth &

 S
ocial W

ork 
0.674

-1.145
hospitals, nursing hom

es, dentist, social w
ork etc

40 H
ealth

 &
 S

o
cial W

o
rk 

10.429
13.66

41 M
isc. S

ervices       
0.502

0.461
41 M

isc. S
ervices       

3.66
6.91

T
otal

6.948
12.82

T
otal

41.222
33.98

C
h

an
g

e at L
in

co
ln

sh
ire C

o
u

n
ty level

C
h

an
g

e at N
o

rth
 K

esteven
 level




