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Summary – This report concerns a planning application for an extension to the 
Tesco store in Watton.  It is recommended that the application is approved subject to 
conditions and the completion of section 106 agreement. 

 
 
1.  INTRODUCTION 
This report concerns a planning application to extend the existing Tesco store in 
Watton.  The application is supported by a Retail Statement, Transport Assessment, 
Design & Access Statement, Landscape Statement, Flood Risk Assessment, 
Acoustic Report, Energy Statement and Statement of Community Involvement.   A 
draft Section 106 agreement has been prepared providing for financial contributions 
(£140,000) towards transport improvements.    
 
The proposal includes extensions to the existing retail and bulk storage areas, 
together with additional car parking.  The proposal would extend the net retail sales 
area of the store by 909 sq.m to a total of 2,021 sq.m (a 92 per cent increase).  The 
proposed store extension is intended to improve the range of goods sold, focusing 
principally on food sales, but with an element of complementary non-food items.  
Replacement and additional parking would be provided by the incorporation of 
additional land, increasing provision from 152 to 171 spaces.   Alterations are 
proposed to access arrangements within the site, including the provision of additional 
pedestrian accesses, together with re-location of recycling facilities.  Amendments 
have been made to the detailed layout of the development in response to concerns 
raised locally. 
 
The application site is located in Watton town centre and has frontages onto both 
Thetford Road and Norwich Road.  The site extends in total to 1.28 hectares:  this 
includes the existing Tesco store site (0.89 hectare) and two additional parcels of 
land (0.39 hectare).  The additional land to be incorporated includes premises on 
Norwich Road presently used as a bank and an adjacent former sales yard.  The 
application site is adjoined on two sides by existing residential properties. 
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 



 
 
4.  CONSULTATIONS 
Watton Town Council has raised no objection to the application.  Comments have 
been made in relation to footpath access, the recycling area, delivery hours and 
construction work.  Further comments are awaited on the amended proposals 
submitted. 
 
The Highway Authority has requested further information in relation to anticipated 
traffic flows and modelling.  Further comments will be reported verbally.  
 
The Environment Agency has raised no objection to the application subject to the 
imposition of conditions relating to floor levels and the implementation of surface 
water drainage proposals.  
 
Norfolk Landscape Archaeology has raised no objection to the application, subject to 
a condition requiring an archaeological evaluation. 
 
Norfolk Constabulary has raised concerns about natural surveillance of new parking 
areas and the safety of additional pedestrian accesses.  Further comments are 
awaited on the amended proposals submitted.   
 
The Council’s Principal Policy Planning Officer has raised no objection to the 
application.  Further information is requested in relation to renewable energy and 
cycle parking.   
 
The Council’s Tree & Countryside Officer has raised no objection to the application 
subject to appropriate tree protection measures.   
 
Objections to the proposal have been raised by a number of local residents relating 
to increased noise and disturbance, opening hours, lighting, landscaping, boundary 
treatments, security and pedestrian access.   
 
5.  POLICY  
National planning policy of particular relevance is set out in PPS 6 ‘Planning in Town 
Centres and PPG 13 ‘Transport’.   Policies SS.6 and ENG.1 of the East of England 
Plan relating to the promotion of town centres and renewable energy respectively are 
also relevant.   At a local level, saved Local Plan policies include Policy TRA.5.  
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 
The principal issues raised by the application concern the impact of the development 
on: i) the town centre, having regard to national retail planning policy,  ii) the 
character of the area, iii) the amenities of neighbours, iv) crime and disorder, and v) 
traffic conditions. 
 
Retail policy 
National planning policy on retail development is set out in PPS 6.  Under PPS 6, 
new developments must be assessed in terms of their scale, impact on existing 
centres and accessibility.  As the Tesco store falls within the town centre commercial 
area, it is not necessary to assess need under PPS 6.   Policies contained in the East 
of England Plan and the emerging LDF are consistent with national policy.    



 
 
Whilst the proposals would result almost in a doubling in the size of retail floorspace, 
it is considered that the development is of an appropriate scale, bearing in mind the 
role and function of Watton town centre.  Watton has been identified in the emerging 
Core Strategy as a mid-sized town that provides a range of services to meet 
everyday needs.  Due to its relatively small size, the current Tesco store offers only a 
limited range of products and provides principally for ‘top-up’ shopping.  The enlarged 
store, which would be similar in size to other supermarkets in comparable market 
towns, would provide better for weekly shopping needs.  The proposal would thus 
help to address the current loss of trade to other centres (notably Dereham and 
Thetford) and consolidate and strengthen Watton’s position in the hierarchy of market 
towns.  Sequentially, it is considered that the application performs well given its 
central location.  It is recognised that there are limited opportunities to extend the 
town centre due to conservation constraints and its linear nature.  The Tesco store is 
readily accessible, and the proposals would enhance this further by providing new 
pedestrian links. 
 
Local character 
It is considered that the proposed development would have an acceptable impact on 
the character and appearance of the locality.  The design and appearance of the 
store extension would match the existing building and would not appear out of scale 
with its surroundings.  The proposed demolition of existing buildings on the Norwich 
Road frontage would not result in visual harm, subject to the provision of suitable 
replacement landscaping and boundary treatments.  Formal tree planting and railings 
are proposed here to maintain the urban character of the street scene.   
 
Residential amenity 
Concerns and objections have been raised locally about the impact of the proposed 
development on the residential amenities enjoyed by neighbouring properties.  In 
response to these concerns a number of detailed changes have been made to the 
proposed development.  These changes include revisions to pedestrian access and 
the location of trolley bays, and the provision of acoustic fencing.  It has also been 
confirmed that it is not currently proposed to extend the store’s opening hours or to 
open on a 24 hour basis.  There would be no significant change to the number of 
deliveries: changes to the bulk store and servicing yard allowing for stock to be better 
managed.  Given the mitigation measures proposed, and bearing in mind the central 
location of the site and the nature of existing and previous uses, it is considered that 
the proposals would not result in any significant harm to the amenities of neighbours.   
 
Crime impact 
Concerns have been raised locally and by Norfolk Police about the impact of the 
proposals on crime.  In response, amendments have been made to ensure good 
natural surveillance of the car park and the existing footpath adjacent to the eastern 
site boundary.  In addition, a new barrier would be provided to prevent out of hours 
use of the car park and prevent opportunities for anti-social behaviour.  CCTV would 
be installed across the site. 



 
 
Traffic 
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.  Financial contributions are proposed towards improvements to traffic light 
controls and public transport and walking and cycling enhancements.   Discussion 
between the applicant’s highway consultants and the Highway Authority are still on-
going on this matter.  The conclusions of these discussions will be reported verbally.  
  
Other matters 
In order to address the requirements of Policy ENG.1 of the East of England Plan, 
various measures are proposed in relation to energy use.  These include the use of 
energy efficient heating, ventilation, lighting and refrigeration, and the installation of 
gas fired Combined Heat and Power plant.  The use of these technologies would 
result in a 13% reduction in CO2 emissions. 
 
7.  RECOMMENDATION 
It is recommended that planning permission is granted subject to conditions and a 
legal agreement.   
 


