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Summary – This report concerns a planning application for an extension to the Tesco store 
in Dereham.  It is recommended that the application is approved subject to conditions. 

 
 
1.    INTRODUCTION 
1.1 This report concerns a planning application to extend the existing Tesco store in 

Dereham.  The proposal includes extensions to the existing retail and bulk storage 
areas, together with additional car parking.  The application is supported by a Planning 
Statement, Retail Assessment, Transport Assessment, Design & Access Statement, 
Landscape Assessment, Flood Risk Assessment and Public Consultation Statement.   

 
1.2 The proposal would extend the net sales area of the store by 1,921 sq m to a total of 

6,295 sq m (a 43 per cent increase).  The additional sales area would comprise 852 sq 
m of convenience and 644 sq m of comparison floorspace.  The remaining new 
floorspace of 425 sq m would be taken up with the relocation of the café, checkouts, 
customer services and circulation space.  The proposed extension is intended to 
improve the range of goods sold and to provide better customer facilities.  For 
comparison goods, additional products would be offered in baby and health care, 
homeware, electrical/entertainment and DIY ranges, together with a new pharmacy.    

 
1.3 An independent retail assessment of the proposal has been prepared on behalf of the 

Council by Nathaniel Lichfield & Partners. 
 
2.    KEY DECISION 
2.1 This is not a key decision.   
 
3.   COUNCIL PRIORITIES 
3.1 The following Council priorities are relevant to this report: 
  A safe and healthy environment 
  A well planned place to live and work 
 
4.   CONSULTATIONS 
4.1 Dereham Town Council has raised no objection to the application.  It is suggested, 

however, that consideration be given to improving access by public transport, and for 
pedestrians and cyclists.  The impact of the extension on energy use is also queried. 

 
4.2 Representations from Norfolk County Council, as Highway Authority, are awaited.  
 
4.3 The Highways Agency has asked that further information be provided concerning the 

impact of additional traffic generation on the A47 sliproads and for arrangements for 
the monitoring of the proposed Travel Plan to be secured.   

 
4.4 The Environment Agency has assessed the application as low risk and offered no 

further comment. 
 
4.5 The Council’s Principal Policy Planning Officer has raised no objection to the 

application.  It is considered that the proposal satisfies the policy tests relating to need, 
impact and the sequential approach.   



 
4.6 The Council’s Tree & Countryside Officer has raised concerns about the loss of some 

existing tree planting/landscaping within the site. 
 
4.7 The Council’s Community Waste Officer has requested confirmation that existing 

waste recycling facilities will be retained. 
 
4.8 Representations have been received on behalf of Morrison Supermarkets PLC 

objecting to the application.  It is suggested that the retail impact on the existing 
Morrisons store and Dereham town centre has been greatly under-estimated, that 
there is no need for the Tesco extension and that the sequential approach to site 
selection has not been properly addressed. 

 
4.9 Objections to the proposal have been raised by a local resident relating to increased 

traffic, impact on the town centre and the design of the proposed extension.  
 
5.    POLICY  
5.1 National planning policy of particular relevance is set out in PPS 6 ‘Planning in Town 

Centres and PPG 13 ‘Transport’.  The general thrust of national policy is that out-of-
town retail development should be controlled by reference to need, site selection, 
accessibility and impact on existing centres.   A sequential approach to site selection is 
required, with preference being given to town centre sites, where available.  Out-of–
town developments are required to demonstrate that they will not harm the vitality and 
viability of town centres.   

 
5.2 At a local level, the Development Plan comprises Regional Planning Guidance 6 

(1999), the Norfolk Structure Plan (2001) and the Breckland District Local Plan (1999).  
Structure Plan Policies CS.2, TCR.1, TCR.2 and TCR.3, and Policies SHO.1, SHO.2, 
TRA.5 and TRA.9 of the Breckland District Local Plan are particularly relevant to this 
proposal.   

 
5.3 Other local documents of relevance include the Breckland Retail and Town Centre 

Study (2004) and the Study Update (2007) prepared by Nathaniel Lichfield & Partners 
on behalf of the Council (referred to elsewhere respectively as the NLP Study and NLP 
Update). 

 
6.    ASSESSMENT 
6.1 The principal issues raised by the application concern the extent to which the 

proposed extension would comply with national planning policy relating to out-of-town 
shopping development.  National planning policy, as set out in PPS 6, establishes a 
series of policy tests for new retail developments relating to need, the sequential 
approach, retail impact and accessibility.   Each of these tests is considered below, 
with specific reference to the implications of Tesco’s current proposals.    

 
Need 

6.2 PPS 6 requires applicants to demonstrate a quantitative need for new out-of-town 
developments.   Qualitative need may also be a factor depending local circumstances, 
including the need to provide for consumer choice and improve accessibility to 
services.   

 
6.3 Tesco’s Retail Assessment argues that there is a need for the proposed extension 

because of excess expenditure capacity in the area for both convenience and 
comparison goods.  This position is generally supported by the Council’s own 
information, as set out in the NLP Study and Update, and by NLP’s assessment of the 
current application. 

 
6.4 In terms of convenience shopping, the NLP Update estimates that, within the Dereham 

catchment area (which includes Dereham, Swaffham and Watton), there is surplus 
expenditure of £16.54m up to 2010.  This translates into a floorspace requirement of 



1,943 sq m compared to the Tesco proposal of 852 sq m.  Beyond 2010 it is estimated 
that the floorspace requirement will rise to 2,585 sq m.   

 
6.5 For comparison shopping, the NLP Update estimates there is surplus expenditure of 

£8.18m by to 2010, which translates into a floorspace requirement of 1,956 sq m.   
The Tesco proposal would create an additional 644 sq m of comparison floorspace.  
Beyond 2010, it is estimated that the comparison floorspace requirement would 
increase to 4,927 sq m by 2014.   

 
6.6 Accordingly, it is considered that there is a quantitative need for both the convenience 

and comparison elements of the proposed extension in terms of expenditure capacity 
up to 2014.  

 
6.7 The situation in relation to qualitative need is less clear.  Whilst the extension would 

inevitably provide some qualitative improvements for shoppers, the information 
submitted with the original application did not allow claimed benefits of reducing 
congestion and widening the product range cannot be fully assessed.  Further 
supporting information has now been received and is being considered.   

 
Sequential approach   

6.8 PPS 6 requires a sequential approach to site selection, with preference being given to 
central sites over out-of-town locations.   In order to comply with the sequential 
approach to site selection, developers must show that no other suitable sites closer to 
the town centre are available.   

 
6.9 Tesco’s Retail Assessment includes an analysis of alternative sites and premises 

elsewhere in the town.  On the basis of this information, and the Council’s own 
monitoring evidence, it is accepted that there are no available or appropriately sized 
sites in Dereham town centre that could accommodate development of the scale 
proposed by Tesco.   However, it was not clear from the evidence provided initially, 
whether any elements of the proposed extensions could be disaggregated from the 
main Tesco store and provided in a smaller unit within the town centre.  Further 
supporting information has now been received and is being considered.   

 
 

Retail Impact   
6.10 Where out-of-town retail development is proposed, PPS 6 requires an assessment to 

be made of the likely impact on existing centres.   
 
6.11 Tesco’s Retail Assessment acknowledges that additional turnover from the proposed 

extension would be derived from existing expenditure capacity in the area and from 
trade diversion from other stores.  The highest level of convenience trade diversion 
would come from the Morrisons store in Dereham.  Whilst estimates of the likely 
impact on the Morrisons store vary, on the basis of the information available, it is not 
considered that the level of trade diversion would undermine the viability of the 
Morrisons store, other local food stores or Dereham town centre generally.   

 
6.12 In terns of comparison shopping, the submitted Retail Assessment suggests that any 

trade diversion from town centre shops would be offset by anticipated expenditure 
growth.  This view is supported by the NLP Assessment of Tesco’s proposals.  Even in 
the worst case scenario that all comparison trade from the Tesco extension were 
diverted from Dereham shops, this level of impact would be offset by 12 month’s 
growth in consumer expenditure.  

 
6.13 In coming to this view on retail impact, particular account has been taken of the NLP 

Study findings that existing stores (including Morrisons) are currently over-trading and 
that the projected level of available expenditure is considerable.  Whilst these 
assumptions have been challenged by Morrisons, NLP remain confident that their 
calculations are robust.  Further clarification is also being sought on this matter. 

 



Accessibility 
6.14 PPS 6 requires consideration to be given to the extent to which new developments will 

be accessible by a range of transport options, including public transport, walking and 
cycling.  Transport links to the Tesco store are well established and will be largely 
unchanged by the proposed extension.  In terms of public transport, the store is served 
by local bus routes, and improvements have been made recently to the bus stop within 
the site.  Following negotiations with the applicant, revised proposals for improved 
pedestrian and cyclist’s facilities within the site have been proposed.  A Travel Plan 
submitted in support of the application proposes various initiatives to promote more 
sustainable transport use by staff and the public.  These initiatives would be subject to 
monitoring and review in conjunction with the Highway Authority. 

 
Other issues 

6.15  A Transport Assessment has been submitted in support of the proposed 
development.   This Assessment concludes that the capacity of the local road network 
is sufficient to cater for increase traffic movements associated with the development 
proposed, subject to improved signal control systems being installed at nearby traffic 
light controlled junctions.  Consultations and discussions between the applicant’s 
highway consultants, the Highways Agency and the Highway Authority are still on-
going on this matter.  The conclusions of these discussions will be reported verbally.  

 
6.16  In response to other issues raised during consultation, amendments have been made 

to the proposal in terms of landscaping and recycling facilities.  Tesco has also re-
affirmed its commitment to reducing energy consumption within the development.   
Further separate applications are proposed for a wind turbine and new waste recycling 
facilities. 

 
6.17 The design of the extension proposed is contemporary in character, utilising modern 

cladding systems and incorporating extensive areas of glazing.  Whilst this marks a 
departure from the more traditional design approach adopted previously, it is 
considered that the proposed design would relate well to the overall scale and form of 
the existing building and would give the main entrance to the store a much more 
striking and distinctive appearance.  The large glazed areas will also help to reduce 
energy use in the building by reducing the need for artificial lighting. 

 
7.    RECOMMENDATION 

7.1 Subject to satisfactory clarification being received in respect of the sequential tests 
applied and subject to agreement being reached on outstanding highway issues, it is 
recommended that planning permission be granted for the proposed extension.  It is 
recommended that conditions be imposed relating to the extent of retail floorspace 
permitted, external materials, landscaping, parking and highway matters. 


