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

 
 
1.  INTRODUCTION 
This report concerns a full planning application to extend the existing Tesco store in 
Thetford.  The proposal includes extensions to the existing retail and bulk storage 
areas, a new internet shopping area, together with additional car parking.  The 
proposal would extend the net retail sales area of the store by 1,580 sq.m (930 sq.m 
of convenience/650 sq.m comparison goods) to a total of 5,840 sq.m (a 37 per cent 
increase).  The existing car park would be extended to provide 114 new spaces, 
giving a total of 651 spaces overall.  Changes to access arrangements are proposed, 
including new roundabouts at the Norwich Road/Kilverstone Lane and Kilverstone 
Lane/store entrance junctions.   
 
The application site is located on the eastern outskirts of Thetford, on land off the 
Norwich Road, and extends in total to 5.4 hectares.  The proposed extensions would 
occupy areas currently used for car parking and servicing. The application site is 
bounded on three sides by existing residential development. 
 
The application is supported by a Retail Statement, Transport Assessment, Design & 
Access Statement, Landscape Supporting Statement, Flood Risk Assessment, 
Environmental Sustainability Report, and a Statement. of Community Involvement.   
A draft Section 106 agreement has been prepared providing for financial 
contributions towards transport matters. 
 
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.  SITE HISTORY 
Planning permission for the existing Tesco store was granted in 1989.  The store 
opened for trading in 1991.  An application to extend the store was submitted in 
2004, but was withdrawn on submission of the current proposals. 
 
5.  CONSULTATIONS 
Thetford Town Council has objected to the application on the grounds that it is 
premature pending the review of the Breckland Retail Study, that it would result in an 
over provision of retail floorspace and divert trade away from the town centre.   
 
Formal comments from Norfolk County Council are awaited. It is understood that the 
proposals are broadly acceptable to the Highway Authority.    
 
The Environment Agency has made no comments on the application.   
 
Natural England has raised no objection to the application. 
 
Norfolk Police have made comments on designing out crime.   
 
The Council’s Senior Environmental Health Officer has raised no objection, subject to 
hours of construction work being controlled by condition. 
 
The Tree & Countryside Officer has raised no objection to the application  
 
Letters of objection have been received from a local resident and from one of the 
promoters of the Thetford Sustainable Urban Extension.  The issues raised relate 
respectively to visual impact and noise, and to retail planning policy, harm to the town 
centre and effects on the LDF process.    
 
6.  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, the following Core Strategy Policies are particular 
relevant: CP7 (Town centres), DC1 (Protection of amenity), DC12 (Trees & 
Landscape), DC14 (Energy Efficiency) and DC16 (Design).  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.  
 
6.  ASSESSMENT 
The principal issues raised by the application concern: i) retail planning policy, ii) 
likely effects on the character of the area, iii) residential amenity, and iv) transport. 
 
RETAIL POLICY 
Both national and local planning policies seek to limit retail development outside town 
centres unless it can be demonstrated that there is a need for the development, that 
there are no sequentially preferable sites and that there would be no negative impact 
on the viability and vitality of the town centre.  A Retail Study has been submitted by 
Tesco in support of the application, which provides detailed evidence and 
assessment in relation to these matters. 
 
Need 
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.  
 
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, which has used and updated in Tesco’s Assessment. 
 
In terms of convenience shopping, the Council’s Retail Study 2007 Update estimates 
that there will be surplus expenditure of £2.71m between 2007 and 2014, equating to 
a floorspace requirement of 309 sq.m in Thetford.  However, taking into account the 
subsequent changes to retailing in the town (including the closure of the Somerfield 
store and the extension of the Sainsbury store), planned growth and current 
economic factors, this floorspace requirement increases significantly to 2,037 sq.m.  
Tesco’s current proposal would provide 930 sq.m of additional convenience 
floorspace.  For comparison shopping, updated Retail Study information suggests 
that there will be surplus expenditure of £12.94m between 2007-2014, resulting in a 
floorspace requirement of 3,047 sq.m.  The Tesco proposal would create an 
additional 650 sq m of additional comparison floorspace.  
 
The Tesco Retail Study concludes therefore 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.  The evidence presented has been scrutinised 
carefully and is considered to be generally sound and reliable.  Clarification has been 
sought on a number of detailed points, and the additional information provided in 
response is currently being analysed. 
 
In terms of the qualitative need for the proposed extension, information provided by 
the store manager indicates that the store suffers from significant problems of 
congestion and lack of space in all customer areas and insufficient warehouse space.  
Many of these problems are evident from visits to the store.   
 
Sequential test 
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. 
 
Tesco’s Retail Study Assessment includes an analysis of more that thirty alternative 
sites and premises elsewhere in the town. Of the sites that are currently available, no 
sequentially preferable sites are considered suitable to accommodate a development 
of the size and nature proposed, mainly due to physical constraints.  On the basis of 
this information, it is accepted that there are no available or appropriately sized sites 
in Thetford town centre that could accommodate development of the scale proposed 
by Tesco.  Opportunities for disaggregation are also very limited, even if this were 
considered to be appropriate.  Tesco contends that it would not be reasonable split 
the proposed additional floorspace from the main store, as the principal objection of 
the proposal is to relieve congestion and improve trading conditions in the existing 
store.  Currently vacant floorspace in the town centre has also been considered, but 
none of the premises identified are of sufficient size to accommodate the proposed 
extension, even if disaggregation were considered appropriate.   
 
Impact 
Where out-of-town retail development is proposed, PPS 6 requires an assessment to 



be made of the likely impact on existing centres.  Tesco’s Retail Study suggests that 
Thetford town centre enjoys a good level of viability and vitality currently, with a retail 
offer commensurate with the size of the town, a high quality shopping environment 
and relatively low rates of vacancies.   It is estimated that the proposed extension will 
increase the overall turnover of the store by 15%.  Evidence presented suggests that 
the largest convenience trade diversion would be from the existing Sainsbury store at 
Forest Retail Park, with only a small diversion of trade of £0.1m from smaller outlets 
in Thetford town centre (less than 2% of total turnover).   Estimated diversion of 
comparison goods spending from Thetford town centre would be higher at £1.12m, 
but will still represent only 2% of total turnover. The highest anticipated impacts on 
comparison spending would be on the existing Sainsbury and Aldi stores.  Overall it 
estimated that the trade diversion from the town centre would be small (around 2% of 
turnover), and that the proposed Tesco extension would not result in any significant 
adverse effects.  The Thetford Sainsbury store would be most affected by the 
development, but would continue to operate at a healthy level.  Further information in 
relation to impact has been provided by the applicant, and is currently under 
consideration. 
 
LOCAL CHARACTER 
The proposed extensions have been designed generally to follow the appearance of 
the existing store.  The front elevation of the extension would continue existing 
building and rooflines, in matching materials, but with additional shopfront glazing to 
make use of natural light.  To the side and rear, the proposed extension would be 
constructed in a modern cladding material, giving a lighter appearance.  Overall, it is 
considered that the scale and design of the proposed extensions would be in keeping 
with the overall appearance of the existing store and would not result in harm to the 
appearance of the area generally.      
 
Careful consideration has been given to the potential effects of the proposed highway 
improvements, notably the new roundabout on Norwich Road, on existing landscape 
features.  The proposed new roundabout on Norwich Road would be located close to 
the existing tree belt on Norwich Road, which is an important landscape feature and 
is subject to a TPO.  The proposed highway scheme has been designed to minimise 
the effects on existing trees, and as a result very few trees of significance would be 
lost here.  Most tree removal would take place on the store side of the tree belt to 
make way for additional parking.  An area of young trees would also be cleared to 
enable the relocation of a balancing pond in the south eastern corner of the site, but 
again more mature planting adjacent to Kilverstone Lane would be retained.  
Replacement tree planting is proposed here and around the car park and filling 
station, together with a comprehensive management strategy for the roadside tree 
belts.  Overall, it is considered that the proposals would not maintain the existing 
landscape setting of the site.   
 
RESIDENTIAL AMENITY 
Concerns have been raised by a local resident about the effects of the proposed 
extension on local amenity due to increase visual impact and any disturbance.  
Whilst the proposals would bring development closer to existing dwellings to the 
south of the site, a reasonable separation distance of at least 35 metres would 
remain to the nearest dwelling.  Existing landscape screening would be unaffected by 
the proposals.  Following discussions with the applicant, a more muted oyster grey 
cladding is proposed for the elevations facing existing housing, rather than the white 
cladding originally specified.  Concerns have also been raised about noise from 
delivery vehicles.  Further clarification is being sought about any changes to delivery 
and servicing regimes.  Generally, it is considered that the proposals would not result 
in any significant harm to the amenities of neighbours.   



 
TRAFFIC 
A Transport Assessment has been submitted in support of the proposed 
development.  A need for upgraded junctions on Kilverstone Land and Norwich 
Road, which would otherwise operate above capacity levels.  Two new roundabouts 
are proposed, as agreed previously in principle with the Highway Authority.  The 
impact of forecast increased traffic flows up to 2021 have been modelled, and on this 
basis it is concluded that the surrounding road network, as improved, could safely 
accommodate the proposed development.  In terms of other modes of transport, the 
existing Tesco store has good pedestrian and cycling links to the surrounding area, 
and a number of local bus services use bus stops within the site.  A Travel Plan has 
been submitted in support of the application, the implementation of which would be 
secured through a legal agreement.   
 
OTHER MATTERS 
In order to address the requirements of Policy ENG.1 of the East of England Plan 
and Core Strategy Policy DC14, various measures are proposed in relation to energy 
use.  These include the use of the provision of a new gas-fired CHP plant and a new 
entrance lobby to reduce heat loss.  These features would provide a 70% reduction 
in CO2 emissions compared to current Building Regulations and would ensure that at 
least 10% of the energy requirement of the development would be generated by 
renewable or low carbon sources.  Measures are also proposed to reduce waste, 
encourage recycling and promote sustainable transport. 
 
7.  RECOMMENDATION 
It is recommended that planning permission  be granted subject to conditions relating 
to external materials, retail floorspace limits, landscaping, biodiversity enhancement, 
tree protection, road improvements, parking, cycle storage, servicing hours, energy 
use, lighting, construction management and a legal agreement relating to transport 
initiatives.   
 
 


