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Dear Sir/ Madam 

Merton New Local Plan: Stage 2a Consultations – Tesco Stores Limited 
Representations – Raynes Park Neighbourhood Site Allocations RP2 & RP3 
and various policy areas 

Introduction 

Lichfields acts as planning consultant to Tesco Stores Limited (‘Tesco’) in respect of the company’s Tesco 

Extra store off Beverley Way at New Malden and the adjoining property which is also in Tesco’s ownership at  

265 Burlington Road (to the east) – i.e. proposed site allocation RP3. Tesco also owns land at 245-247 

Burlington Road (to the south) – i.e. the majority of proposed site allocation RP2.  

The draft new Merton Local Plan (MLP) identifies RP3 for residential-led redevelopment including retention 

/ replacement of the existing Tesco Extra store and RP2 for a mix of uses appropriate to a residential area. 

Tesco welcomes and supports the proposed site allocations and recommends a few refinements and 

clarifications to the wording to better reflect the suitability and commercial reality of anticipated delivery of 

development on these sites. 

Accordingly, representations are made on site allocations RP2 and RP3 and parts of the supporting 

justification to Raynes Park policy N3.4, as well as to the following policy areas: 

• Urban Development, Objectives & Vision  

• Good Growth Strategy (SO.5) 

• Economy and Town Centres (Policies EC7.1, EC7.3, TC7.6) 

• Housing Provision (Policies H4.1, H4.2, H4.3) 

• Places and Spaces (Policy D5.1) 

• Transport and Urban Mobility (Policies T6.8, T6.9) 

Lichfields previously submitted representations on behalf of Tesco to the Stage 2 Consultation to draft site 

allocation RP3  and draft Policy N3.4, in January 2019. 
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Urban Development Objectives & Vision 

Tesco generally support the focus of the Urban Development objectives in the draft MLP, noting these are 

generally aligned to the approach within the NPPF and the recently finalised Publication London Plan (PLP). 

In particular,  Strategic Objective 5: ‘Places for People’, is supported in line with the comments made 

below. This objective is noteworthy given it sets the importance, at the outset of the plan, of providing new 

homes and infrastructure within Merton through physical regeneration and effective use of space. The 

objective highlights the importance of high-quality design to assist with meeting diverse needs and seeks to 

ensure that development makes the most efficient use of brownfield land that is designed at optimum density 

– both being key facets of metropolitan and national policy objectives.  

Good Growth Strategy 

The Council’s Good Growth Strategy aims to create the conditions for growth to provide the homes 

(including affordable homes), jobs and other facilities needed to support it, while ensuring that growth 

delivers opportunities and benefits for our residents and businesses. This strategy importantly recognises 

that there is limited land in the Borough to accommodate growth to meet development needs to improve 

issues such as affordability. Tesco’s representations below, which have been made to ensure MLP policies 

enable ongoing economic success of existing businesses in the borough, alongside optimisation of suitable 

brownfield sites, such as the Tesco Extra store property at New Malden, will assist the LB Merton (LBM)  to 

realise the Good Growth Strategy of the MLP. 

Economy and Town Centres 

Tesco support the principle of Draft Policy EC7.1 ‘Promoting economic growth and successful high 

streets’ which sets out the overall aim of LBM to support economic recovery, business investment and jobs 

growth through encouraging developments. In particular, Tesco support the recognition in the policy of 

supporting retail use in all types of locations in LBM, given the service and jobs provided. This flexibility will 

be particularly important to assist the borough with emerging from the covid-19 pandemic and ensure its 

economic policies help create the conditions in which businesses can invest, expand and adapt.  

Tesco also specifically support part ‘(3i)’ of the policy which supports the redevelopment of purpose-built 

retail units, into other uses when demand ceases. This will be important to ensure that the LBM optimises 

the use of its brownfield land to assist with meeting development needs, including for housing. This 

approach is supported by the NPPF (paras 117 and 118c) and the Government ministerial statement of 16th 

December 2020 which specifically re-affirmed the importance of making the best use of brownfield land to 

build more homes in London.  

The policy encourages a range of appropriate town centre uses, not limited to retail, in line with the ‘town 

centres first approach’ (3a), whilst also encouraging complementary businesses, services and activities in 

town centres (3b). Tesco support this approach given it recognises that retail needs continue to evolve. 

However, it also remains important to recognise the continued role of both convenience and comparison 

shopping and this, Tesco suggest, should be specifically referred to in part 3 of the policy in support of the 

approach for flexibility and choice.  

Tesco recognises that the aim of draft Policy TC7.7 ‘Development of town centre type uses outside 

town centres’ is to protect Merton’s town centres by ensuring that the right types of development can be 

built outside of designated areas. Notwithstanding, the policy should also recognise existing retail and other 

town centre use sites do lie outside of town centres (such as Tesco Extra, New Malden) and encourage their 

more intensive redevelopment, providing replacement retail and car parking provision where appropriate, as 
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part of mixed-use redevelopment to optimise the use of such sites. This appropriate approach is applied in 

the draft site allocation RP3.  

Housing Provision  

Draft MLP Policy H4.1 ‘Housing Choice’ seeks to ensure existing and future Merton residents have a 

choice of different types, sizes and costs of homes. Draft Policy H4.3 ‘Housing Mix’ seeks to ensure 

proposals include appropriate housing mix to meet local needs. Tesco support the flexibility written into both 

these policies which have regard to individual site circumstances, location, local needs and the economics of 

provision. This approach aligns with NPPF (Chapter 5) which sees to ensure that provision for different 

groups in the community should be assessed and reflected in planning policy (NPPF para 61). 

Tesco support LB Merton’s housing target of 13,263 dwellings for the 2020/21 – 2034/35 plan period as per 

Draft Policy H4.2 ‘ Housing Provision’. This reflects the PLP 918 dwellings per annum (dpa) target 

requirement (Policy H1, Table 4.1) with a buffer for choice and flexibility in supply. The NPPF confirms the 

importance of setting policies to ensure a sufficient supply of homes (Section 5).  

However, the need for homes in London is much greater than the PLP targets, most recently highlighted by 

the Government in its 16 December 2020 ministerial statement announcing its changes to the Standard 

Method which includes a new 35% uplift on need in London (figure of 2,051 dpa for Merton). The 

Government highlighted that delivery in the capital remains too slow and low, creating acute affordability 

issues for Londoners. The Council should therefore focus on ensuring the policies in the MLP are focused on 

not just achieving its housing target but exceeding it as far as possible. Tesco therefore suggest that the 

Council should add reference to the 13,263 dpa target requirement being a ‘minimum’ target.  

In this context, Tesco particularly supports part ‘a’ of the policy which is focused on working with housing 

providers and part ‘c’ which seeks to optimise housing and density in accordance with the PLP design-led 

approach and Merton’s guidance.  

Places and Spaces in a growing borough  

Tesco support the principle of ‘a – e’ of Draft Strategic Policy D5.1 ‘Placemaking and design’ which are 

focused on requiring all development to be of the highest design quality, as is supported by the NPPF - which 

is focused on achieving well-designed places (Chapter 12).  

However, Tesco objects to the part of the policy which states that proposals for tall buildings will be 

permitted only within “Colliers Wood town centre, Wimbledon town centre and the Wider Morden Town 

Centre Area, where they are sized and appropriately located”. Tesco considers other locations within the 

LBM are suitable for tall buildings, such as the area around Shannon Corner including the Tesco New 

Malden store site. 

Tesco therefore suggests that, in addition to LBM undertaking an up to date Merton tall buildings study, the 

tall buildings section of D5.1 should be revised to allow the suitability of tall buildings in other locations to be 

assessed against the criteria at iv to viii of this MLP policy, in a similar manner to the application of PLP 

Policy D9. This would allow brownfield sites in appropriate locations and contexts to be optimised through a 

design-led approach to achieving high design quality. This would also bring the policy more in to line with 

Draft MLP Policy H4.2 which (as supported above) commits to working with housing providers to optimise 

delivery and density in accordance with the PLP’s design led-approach.  
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Transport and Urban Mobility 

Tesco concurs with the requirement in draft Policy T6.8 ‘Parking, Deliveries and Servicing’ that 

parking should be minimised to that ‘necessary’ to achieve and serve development. However, it is Tesco’s 

experience that strict application of the level of retail parking specified within the standards of the PLP T6.3 

falls a long way short of what is necessary for new or replacement large foodstore developments, to the extent 

that this would negatively impact upon store turnover, employment and viability. 

The PLP, at part G of policy T6.3, does recognise that can occur and advises that Boroughs should adopt 

alternative standards for retail parking in their Development Plans, where there is evidence the standards 

would result in (a) undermining the town centres first approach or (b) a reduction in the viability of mixed-

use redevelopment proposals in the town centre. Tesco consider it is equally important that existing retail 

stores, outside of designated town centres, should be treated similarly so as not to undermine the viability of 

mixed-use redevelopment and site optimisation to enable housing delivery. 

Tesco therefore recommend that the following text should be added to MLP  Policy T6.8: “d. That car 

parking for retail and leisure uses is determined by providing the minimum necessary to achieve a viable 

commercial operation for any specific proposal, having regard to the effect of the London Plan parking 

standards on the diversion of demand from town centres and the viability of mixed-use redevelopment 

proposals, and that spaces are unallocated and restricted to short-stay and operational parking. 

Supporting Transport Infrastructure Policy T6.9 seeks to balance transport and development 

requirements. It assesses developments which impact on land serving transport functions or safeguarded for 

transport uses. The policy links to various maps providing certainty as to the locations affected such as the  

land for Crossrail 2 safeguarded in 2015, as identified on the MLP CR2 Safeguarding Map1.  

Tesco considers that the policy T6.9 should be made clearer as to the land to which the policy relates, so as to 

avoid any speculation or uncertainty, given the MTS schemes identified and the land formally ‘safeguarded’ 

for them.  In particular, Tesco objects to the supporting text to Policy T6.9 speculating on other locations not 

safeguarded for CR2 use.  

Tesco therefore recommend that, in addition to greater clarity in policy T6.9 itself, the explanatory ‘Crossrail 

2’ para is revised as follows: “Crossrail 2: is being promoted by Transport for London and Network Rail 

with safeguarding refreshed in 2015. The Council will promote discussion with between developers and TfL 

at an early stage, including important sites beyond the current safeguarded limits that may be delivery 

critical for this strategic project. This will include sites potentially needed to facilitate construction, station 

reconstruction and the removal of level crossings at Burlington Road, Motspur Park.”  

The appropriateness of such certainty is particularly important in the case of Crossrail 2 as the Government, 

through the launch of its National Infrastructure Strategy (on 25 Nov 2020), has advised that: “The 

government is continuing to address capacity issues in the capital, by financing the completion of 

Crossrail, but has agreed that Transport for London will stop development on Crossrail 2.” This strategy 

announcement must also bring into question whether Crossrail 2 will come forward within the lifetime of the 

MLP. 

Site Allocation RP2 (245 – 247 Burlington Road) 

Tesco support the draft allocation of the site for ‘commercial, business, service and community use 

appropriate to a residential area’,  the site allocation wording would enable a range of future land uses at the 

                                                             

 
1 https://www.merton.gov.uk/assets/Documents/CR2%20Safeguarding%20Map%20(Merton).pdf 

https://urldefense.com/v3/__https:/www.merton.gov.uk/assets/Documents/CR2*20Safeguarding*20Map*20(Merton).pdf__;JSUl!!JUyETn1neQ!uuEaMzlw2Ldtf14o-TFlVjQOwdftjNJN32NvqeeC-_c57wgzahaQMT-S9VWqvBBY$
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site which align with Tesco’s aspirations to enable flexibility regarding the future use of the site. It is noted 

that the guidance text which forms part of the allocation pro-forma states ‘development proposals must 

optimise the delivery of new homes in this highly accessible location’; however, the site allocation does not 

itself refer to residential use. Tesco therefore consider the ‘site allocation’ text should be amended to include 

specific reference to ‘residential use’. 

Site Allocation RP3 (Burlington Road, Tesco New Malden) 

Tesco support the allocation of the site for residential redevelopment, whilst retaining or replacing the 

existing Tesco Extra store (up to the same size floorspace and car parking), alongside optimising the 

remainder of the site to deliver new homes. The site is a suitable location for such redevelopment and 

provides an opportunity to improve the local setting and, given the popularity and service provided by the 

existing retail store, residential-led intensification can and should occur on a phased basis during the MLP 

plan period.  

The eastern part of the Site, comprising the vacant office/ warehouse building and its car park fronting 

Burlington Road, is a sustainable and suitable site and is available now for residential development. The pro-

forma refers to the current planning appeal scheme for c. 450 new homes (LBM Application ref. 19/P2387); 

this will of course need to be updated as appropriate in the next draft of the Local Plan. Subject to securing 

this full planning permission, it is anticipated that these new homes would be complete within the next 5 

years.  

The western part of the Site, comprising the Tesco Extra store building, customer car park and petrol filling 

station to the south, is not currently available, as Tesco intends to continue to trade from the retail store for 

the foreseeable future. However, Tesco agrees there is potential for the store and its car park (excluding the 

residential-led mixed use appeal scheme on the eastern part of the site) to come forward for residential and 

retail store and car park development during the plan period (i.e. before 2035), involving either the retention 

or replacement of the existing foodstore.  

Tesco also suggest that the ‘design and accessibility guidance’ text should refer to the site being a suitable 

location for tall buildings, as part of an area of transition around Shannon’s Corner, subject to detailed 

assessment of proposals against tall buildings policy within MLP D5.1. This will assist with meeting with 

LBM’s ambitious policies on delivering housing in the Borough, principally the focus on working with 

developers to optimise housing and density (H4.1), in accordance with the design-led approach in the PLP 

(Policy D3). 

Tesco therefore recommends: 

•  the ‘site allocation’ reads: “Residential-led mixed use development (Use Classes C3 and E) of the site, to 

be delivered on a phased basis, retaining or replacing the retail store (up to the same size) and car park 

and to optimise the remainder of the site for new homes, landscaping and access.”  

• the ‘site deliverability reads: “Tesco Stores Ltd (landowners). Delivery 5-10 years part 0-5 years; part 

6-15 years.” 

• The ‘design and accessibility guidance’ include an additional sentence: “Development of the site should 

be optimised having regard to the suitability of this location for tall buildings as part of an area of 

transition around Shannon’s Corner”.  

Overall, Tesco support the land-use principles of draft allocation RP3 but recommends some refinement and 

clarification (as above) to better reflect the site’s development potential and the commercial reality of the 

anticipated phased delivery – i.e. to contemplate the delivery of residential development on the eastern part 
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of the site in the early part of the MLP period and development of the western part of the site later in the plan 

period.   

Concluding Remarks  

We trust that these representations are clear and that LB Merton will welcome Tesco’s support for and 

suggested revisions to the draft site allocations RP2 and RP3, as well as the comments and thus suggested 

revisions to some of draft policies on the economy, housing, placemaking and transport.  

Please can you confirm due receipt of these representations and keep us informed of the ongoing progress 

with the Local Plan Review. Please do not hesitate to contact me or my colleague, Sally Furminger  should 

you wish to discuss our comments or Tesco’s position.  

 

Yours faithfully 

 

Steven Butterworth  
Senior Director 

 

 


