
AGENDA ITEM 9: DEFERRED APPLICATIONS 

 

Item. 9a: pages 63-82 

 

Location: Watton, Land North of Norwich Road 

 

Proposal: Development of single storey food store (Use Class E - retail) with 

associated car parking, and landscape works; and 45 dwellings (Class C3) with 

associated open space and highway infrastructure. 

 

REFERENCE: 3PL/2021/0032/F 

 

Applicant: Abel Homes Ltd 

 

Author: Rebecca Collins 

 

 
Since the publishing of the Planning Committee report, a further letter from MRPP on 
behalf of Tesco Stores Limited has been received.  The letter has been appended to 
this supplementary, in its entirety.  
 
Competition 
 
To clarify a potential ambiguity, the Officer Committee report makes reference in 
paragraph B.4 to competition not being a material planning consideration.  As the 
MRPP letter sets out, competition is not one of the grounds to which they raise 
concerns with regards to this application.  This point is noted.  
 
Retail  
 
A further update from Nexus has been sought in response to the points raised by 
MRPP and it turn is appended to this supplementary, in its entirety for information.  
As both letters have been appended in full to this supplementary, a summary of the 
main pertinent points in both, is set out below:  
 
MRPP state that the fact the Tesco store would not close as a result of the proposal 
is not a pertinent consideration.  Nexus state that a similar matter was considered in 
detail by Inspector Christina Downes as part of the called-in appeal decision at Meols 
Cop in South port (reference APP/M4320/V/15/3002637).  Despite an identified impact 
on other nearby stores the Inspector stated ‘However, there is no evidence or 
allegation that either would close or become unviable. It is appreciated that 
there are other small shops that would also have their turnover reduced but 
these generally provide a local service and, again, there is no suggestion that 
there would be closures as a result. Whether or not the stores outside the PSA 
enjoy specific policy protection, the main point is that local consumer choice 
and trade would not diminish if the proposed development went ahead’.  To this 
end, we have not been provided with any evidence to suggest that a direct result of 



the proposal would be the closure or closures of stores within Watton Town Centre, or 
that any business or operation would become unviable.  
 
The proposed foodstore would have a relatively narrow offer and residents would still 
have the need to visit defined centres in the catchment to access other goods and 
services, so linked-trips will still likely take place on foot or by car as part of a single 
journey. 
 
MRPP state that the level of linkage with other shops and services will be much higher 
between the Tesco and the remainder of the centre, than the proposed foodstore and 
the centre.  Nexus agree that the level of potential linked-trips compared between the 
Tesco and the proposed store would differ, simply due to the location of the Tesco.  
However, Nexus do not consider the potential loss in linked-trips and associated loss 
of expenditure from the wider town centre to be at the level stated by MRPP given the 
likelihood of shoppers to still need to go into Watton Town Centre to meet their other 
retail, leisure and service needs.  In short, not all of the expenditure lost from the Tesco 
store will also be lost from the wider town centre. 
 
MRPP query the level of expenditure which may be drawn back into the centre as a 
result of the proposal, stating that the contribution to the town centre from linked trips 
expenditure from ‘new to Watton’ shopping trips will be very small.  Nexus state that 
Watton is dominated by one single foodstore. Whilst Nexus queried Rapleys’ initial 
trade diversion figure from the existing Tesco store to the proposal as being too low, 
this does indicate that the development has the real potential to draw trade back into 
the settlement from other existing operators outside of Watton. There can be no 
dispute that some residents within Watton are choosing to shop elsewhere given the 
lack of choice of convenience offer within the town. The provision of a new store, which 
will also seek to provide for residents’ main food shopping needs within the settlement 
of Watton, has the potential to increase available expenditure elsewhere in the town. 
 
Paragraph 91 of the NPPF is supportive of retail development which improves local 
customer choice and accords with sustainable development principles, providing no 
‘significant adverse’ impacts occur at town centre locations. 
 
MRPP references the recent appeal decision (reference APP/W1850/W/20/3244253) 
which relates to a dismissed Class E foodstore at an out of centre Business Park in 
Ross-on-Wye.  In dismissing the appeal, the Inspector refers to the loss of expenditure 
and linked-trips between the dominant foodstores within the town.  However, the 
Inspector states ‘It is of course conceivable that the trade diversions assessed 
here could be of little consequence to a booming town centre. Equally, a lower 
level of diversion could be disastrous for a struggling centre’.  The Inspector also 
takes account of the potential implications of COVID-19 on the high street.  Nexus 
state that in coming to their conclusions in respect of the potential impact and 
implications of this proposal on the vitality and viability of the town centre, they have 
given full consideration to both the existing and potential future health and offer of 
Watton Town Centre as a whole.  They note that the proportion of vacant units fell 
below the national average and that the centre has a high proportion of retail service, 
leisure service and financial and business service uses.  Having regard to the general 
impact of the COVID-19 pandemic, Nexus believe that the convenience goods function 
of the centre is more resilient and less susceptible to such pressures. 



 
It is also important to note that in querying the findings of the Council and Nexus, 
MRPP do not reference the conclusions made in respect of the sequential test or the 
first part of the impact test relating to the potential impact on the investment within 
the defined centres. 
 
Nexus submitted retail impact assessment confirmed that a large proportion of the 
impact arising from the proposal would occur at Tesco’s store.  Also, that it is likely 
that the level of diversion estimated by Rapleys to be taken from the Tesco store in 
particular has been underestimated and the resultant impact on the store and the wider 
town centre would be higher in practice.  However, Nexus having considered the 
potential implications of the proposal’s trade diversion from the town centre, did not 
consider that this would be at a level which would result in a significant adverse impact 
on the centre as a whole.  

Policy EC05 of the Breckland Local Plan (adopted 2019), seeks to direct retail, leisure 
and office schemes to the defined centres in the first instance, and support town centre 
development.  Officers have reviewed the comments received during the application 
process and the submissions of the applicants, as well as the conclusions that Nexus 
have reached in their independent review of the application.  On this basis, officers 
consider that the proposal complies with both parts of the impact test, as set out within 
Policy EC05 of the Breckland Local Plan and paragraphs 90 and 91 of the NPPF.  
Furthermore, paragraph 91 of the NPPF is supportive of retail development which 
improves local customer choice and accords with sustainable development principles, 
providing no ‘significant adverse’ impacts occur at town centre locations.  The site is 
located close to the Watton Town Centre, within walking distance and an additional 
store in this location will promote customer choice.  On reviewing the Nexus 
conclusions, officers concur that there will be no ‘significant adverse’ impacts on 
Watton Town Centre.  On this basis the proposal is considered to accord with Policy 
EC05 of the Breckland Local Plan (adopted 2019) and paragraphs 90 and 91 of the 
NPPF. 

Loss of an allocated Care Home  
 
With regards to MRPP’s letter, it is agreed that the application site forms part of a 
site allocated in the Breckland Local Plan (adopted 2019), which has been allocated 
within that plan for ‘residential development of at least 45 dwellings and at least a 60 
bed care home’ under Policy WHA2.  It is also agreed that the Policies within this 
adopted Local Plan were examined and found sound by an Inspector and therefore 
should be given full weight in the determination of planning applications.  
 
It is also agreed that Development Plan allocations endure for the lifetime of the 

Plan, unless that Plan is reviewed, and those allocations altered.  In this regard, it is 

important to note that Policy INF03 of the Breckland Local Plan requires the Council 

to undertake an immediate partial review of the Plan, with regards to the matters as 

set out under Policy INF03, which include ‘Policy HOU 01 Development 

Requirements (minimum): To consider housing need and the subsequent strategy 

for meeting the identified need’.  The revised NPPF (2021) paragraph 33 states 

‘Policies in local plans and spatial development strategies should be reviewed to 

assess whether they need updating at least once every five years, and should then 



be updated as necessary’.  Footnote 20 states ‘Reviews at least every five years are 

a legal requirement for all local plans (Regulation 10A of the Town and Country 

Planning (Local Planning) (England) Regulations 2012)’. Therefore, whilst it is 

accepted that the full plan period (i.e. up to 2036) is relevant, the weight attached to 

the point is limited as a review is imminent and required. 

With regards to the determination of this application: 
 
This site is an allocated site for housing and a care home under Policy WHA2 of the 

Breckland Local Plan. It is recognised that the proposed development, with regards 

to the care home, is contrary to Policy WHA2 of the adopted Development Plan.  It is 

crucial to note that proposals need to be considered against the Development Plan 

as a whole, as well as any other material considerations.   

In the event planning permission for this proposal is granted, then it is unlikely that a 
care home would be delivered on this site.  As the care home forms part of an 
allocation in the Local Plan, this is a significant material planning consideration, 
which weighs significantly against the granting of planning permission.  
 
However, there are other material planning considerations which weigh in favour of 
granting planning permission, which are set out as follows: 
 

1. Policy EC05 of the Breckland Local Plan identifies a need for convenience 

and food retail in Watton.  This is a significant material planning consideration 

in the determination of this application, and the retail proposal on this site 

would deliver this need, which weighs in favour of the proposal.   

 

However, the proposal is for 1256m2 net of retail space and the Local Plan 

allocation is for 514m2 for convenience and 181m2 for food.  This over 

provision of retail proposed, this is minor negative not in favour of the 

application.  However, the proposal would lead to delivery of another 

foodstore in Watton, which would increase consumer choice without having a 

‘significant adverse’ impact on Watton Town Centre, in accordance with 

paragraph 91 of the NPPF.  Policy EC05 of the Breckland Local Plan also 

states ‘The development of additional retail floorspace outside of defined 

centres will be restricted where it fails the sequential and impact tests (except 

where it serves local need)’.  Through increasing consumer choice, it is 

considered that the proposal will serve a local need.  Policy EC05 is clear that 

applications for retail development in Watton over 500m2 will be required to 

undertake an Impact Assessment and that support will be dependent on how 

it reflects need identified in the 2014 retail study and other evidence [own 

emphasis].  Rapleys on behalf of the applicants and Nexus have provided 

evidence that there is an unmet need in Watton, which is greater than that 

detailed in the Development Plan.  This is relevant to paragraph 122 of the 

NPPF, which is further discussed below.  Finally, it is important to note that 

‘need’ is no longer a NPPF policy requirement and the proposal’s impact on 

the vitality and viability of the centre is the key test.  The assessment of the 

impact on the vitality and viability of the centre is not considered to be 



significantly adverse.  All these matters can be given significant weight in the 

determination of this planning application.  

2. Policy HOU09 of the Breckland Local Plan (adopted 2019) seeks to 
encourage applications which meet the anticipated levels of varied needs of 
an ageing population for supported and affordable provision, developments 
that provide housing solutions for older residents, or anyone in need of care or 
health support.  This has limited weight as a material planning consideration 
in the determination of this application but does demonstrate that there are 
other possible ways to deliver care facilities across the District to meet the 
need.  MRPP make reference to Policy HOU09 and the requirement to 
provide a replacement facility if a care home is lost.  Policy HOU09(a) states 
‘Resisting development that would lead to a reduction in the number of extra 
care or care premises unless it can be demonstrated that a replacement 
facility will be provided or that such a use was not viable’. [own emphasis].  
This proposal would not result in a reduction of care premise as no facility 
currently exists on this site and therefore it is not considered necessary to 
require a replacement facility or viability assessment on this basis.  Policy 
HOU9 is only relevant to the proposed development in so far as the policy 
demonstrates how, notwithstanding the loss of the care home allocation at 
Watton, the need for care within the District can be addressed by the Local 
Plan. 

3. There is a significant amount of public support for a Lidl store in this location, 
demonstrated in the number of letters of support we have received during the 
planning application process.  This is a material planning consideration of 
moderate weight which weighs in favour of the proposals.  

4. The applicant has provided some evidence to demonstrate that despite the 
identified need for care across the District, there is no demand, at this time, 
for additional care homes to be delivered in Watton.  The information 
submitted is considered to be a material planning consideration of limited 
weight which weighs in favour of the proposals.  

5. Paragraph 122 of the NPPF states ‘Planning policies and decisions need to 
reflect changes in the demand for land. They should be informed by regular 
reviews of both the land allocated for development in plans, and of land 
availability. Where the local planning authority considers there to be no 
reasonable prospect of an application coming forward for the use allocated in 
a plan: . . .b) in the interim, prior to updating the plan, applications for 
alternative uses on the land should be supported, where the proposed use 
would contribute to meeting an unmet need for development in the area’.  
There is no timeframe provided within the NPPF of when applications for 
alternative uses can/cannot be supported.  For the Plan to remain up to date, 
the Council is required to review key elements of the plan by November 2022 
and the whole Plan by November 2024 and can take this opportunity to seek 
alternative sites for care.  The NPPF is a significant material planning 
consideration in the determination of a planning application and paragraph 
122 is considered to weigh in favour of the proposal as well as paragraph 91, 
which seeks to increase consumer choice.  These are given limited weight 
based on the age of the plan and the allocation.  
 

Based on the above, the proposal, with specific regard to the loss of the care home, 
is contrary to the requirements of Policy WHA2, which has been given significant 



weight in the planning balance and therefore weighs significantly against granting 
planning permission.  However, in considering the other material planning 
considerations, as set out above at points 1-5 and as required by Paragraph 2 of the 
NPPF and Section 38(6) of the Planning and Compulsory Purchase Act (2004), the 
benefits identified above are considered to outweigh non-compliance with Policy 
WHA2 of the Development Plan (in terms of delivery of a care home).  When 
considering the Development Plan as a whole, together with other material planning 
considerations, the determination of this application is a matter of planning 
judgement and in this instance when applying the planning balance, the proposals 
are considered acceptable. 
 
Other Matters 
 
The Tree Officer has now responded to the application with no objections subject to 
the following conditions: 
 

1. Operations on site shall take place in complete accordance with the approved 
Arboricultural Impact Assessment (AIA), Tree Protection Plan (TPP) and 
Arboricultural Method Statement (AMS) prepared by A.T Coombes 11th March 
2021. No other operations shall commence on site in connection with the 
development until the tree protection works and any pre-emptive tree works 
required by the approved AIA or AMS have been carried out and all tree 
protection barriers are in place as indicated on the TPP. Works shall not 
commence until written confirmation has been obtained from the appointed 
arboriculturalist to confirm that tree protection is in place as specified.  The 
protective fencing shall be retained in a good and effective condition for the 
duration of the construction of the development and shall not be moved or 
removed, temporarily or otherwise, until all site works have been completed 
and all equipment, machinery and surplus materials removed from site, unless 
the prior written approval of the local planning authority has been sought and 
obtained.  Given that the development contains works within the root 
protection areas of retained trees additional site supervision will be required.  

 
There are key stages where on-site arboricultural advice will be needed: 

 
o Prior to commencement, to review the contents of the AMS, and deal 

with any queries the main contractor may have.  
o To confirm that the protective fencing and ground protection is in place. 
o To ensure the No-Dig surface is put in place satisfactorily. 

 
A note of the date of each visit and a summary of the findings will be 
forwarded to both the case officer and the Main Contractor to provide an audit 
trail enabling the proper implementation of the tree protection measures to be 
checked and verified. 
 

2. The proposed layout is reliant on the no-dig construction of surfaced areas.  In 
order to ensure that tree roots are adequately protected it is essential that a 
stable structure is provided which will distribute loads, reduce pressure at 
ground level whilst promoting the migration of water and nutrients. 



It will be necessary to provide details of the product to be used including the 
sub- base, infill material and surface material.  Specifications must be based 
on existing ground conditions and soil information (CBR) details of which 
should be provided.  Loading information should be included specifying 
assumed maximum load.   No development shall take place in pursuance of 
this permission until details of the no-dig have been submitted to and 
approved in writing with the Local Planning Authority.  

 
These conditions will be applied to any subsequent approval of planning permission.  
 
Recommendation 
 
The officer recommendation is one approval, subject to conditions (to be updated to 
include the Tree Officers suggested conditions) and a section 106 agreement.  
 

 

 


