
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

14 January 2021

Application 
No:

SMD/2020/0301

Location Former Meadows Special School Site, Tunstall Road
Knypersley, Biddulph

Proposal Development of a new food store (use class A1), associated 
parking, accessing, servicing and landscaping 

Applicant Aldi Stores Limited
Agent JLL
Parish/ward Biddulph Date registered 30/06/20
If you have a question about this report please contact: Jane Curley  tel: 01538 
395400 ex 4124 Jane.curley@staffsmoorlands.gov.uk

REFERRAL

This is a major development which has generated significant public interest.

1. SUMMARY OF RECOMMENDATION

Approve subject to a Section 106 Agreement to secure financial contributions 
for future monitoring of the Travel Plan and biodiversity offsetting and 
conditions 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 This site extends to approximately 0.97 hectares. It is the former Meadows Special 
School site on Tunstall Road in Biddulph. All buildings on the site have now been demolished 
and the site has become rather overgrown. There are two existing access points to the site 
from the east, one leading directly from Tunstall Road and one from the Meadows Way 
roundabout.

2.2 The site and immediate area has a notable green and verdant character arising from 
the mature tree cover and other structural landscaping present on residential and institutional 
properties in the vicinity, and also on road verges and landscaped roundabouts. The 
established hedging and establishing young trees along the Tunstall Road boundary of the 
application site makes a valuable contribution to this character. 

2.3 The site is bound to the east by Tunstall Road to which the site has frontage and to 
the north by the James Bateman playing fields. Immediately to the south there is a private 
access road beyond which is The Levens and the Grade II Listed building Fairhaven and its 
associated structures (Coach house, Coach man’s house, walls and entrance screen). The 
site adjoins agricultural fields to the west



Except for a stretch of green mesh fencing along the northern boundary, the site’s boundaries 
are contained by mature planting. There were until recently 8 trees in the eastern part of the 
site but six of these have been felled by the applicant. 

2.4 There are views across the site to Mowcop in the west.  Levels drop appreciably from 
Tunstall Road into the site. The level change across the site is approximately 4m with the main 
body of the site forming a largely level plateau.  There are no public rights of way affected by 
the proposal.

3. DESCRIPTION OF THE PROPOSAL

3.1 The proposal is for a new retail discount food store (Use class A1) with associated 
parking facilities comprising of 114 car parking spaces of which 6 would be disabled spaces, 
9 parent and child spaces,  2 electric vehicle charging spaces, 4 staff car parking spaces and 
12 cycle spaces (6 hoops). The store would have a sales area of 1,332 m², with  warehouse, 
staff and office facilities giving a total gross internal area of 1,804 m² (1,880 m² gross external 
area).

3.2 Access is to be provided via a new leg off the Tunstall Road/St Johns Road roundabout 
with the existing access being closed off.    

3.3 The store is shown located to the west of the site with the shopfront facing directly 
towards Tunstall Road to create an active frontage. The majority of the car park is located 
between the store and Tunstall Road. The service area is located at the rear of the store to 
the west of the site away from customers and principal views. To the north of the site, a pocket 
park is proposed with a path through providing pedestrian linkage. This area would be 
landscaped and open to the public.  The applicant says that a landscaping area such as this 
is not normally offered as part of an Aldi proposal. At the southern end of the Tunstall Road 
frontage pedestrian access is also available down a series of steps which then lead via a 
footway to the store. 

3.4 Level changes across the site give rise to retaining structures along some of the 
boundaries as discussed more fully below. 

3.5 The store is of contemporary design with a mono pitched roof the low point being 
situated towards the south where it is approx. 5.6 m rising to the north where it is approx. 8.5 
m. The materials are a mix of glazing, buff brick and anthracite grey and silver cladding. 

3.6 The applicant sought pre application advice from the Council. 

4. RELEVANT PLANNING HISTORY

SMD/2015/0684 Demolition of former 
school buildings and 
erection of 70no. Extra 
Care Flats (for the over 
'55s) comprising 28no. 1 
bed and 42no. 2 bed flats 
and associated Hub for 
community use. Provision 
of 37no. car parking 
spaces and associated 
amenity space and 
landscaping

Withdrawn 



SMD/2007/0593 Residential Development 
(Outline)

Dismissed at appeal

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:

Staffordshire Moorlands Local Plan 
This was adopted in September 2020. The following polices are relevant to the determination 
of this application:- 

 Policy SS2 – Settlement Hierarchy -  Biddulph is listed as a Town in the settlement 
hierarchy and the spatial strategy seeks to focus future growth in such towns and 
strengthen their role as service centres.

 Policy SS6 – Biddulph Area Strategy – Part 3 of the policy seeks to strengthen the role 
of Biddulph as a significant service and retailing centre for the District by allocating 
land for a new food store of 1000 m2 (net sales).

 Policy SD1 – Sustainable Use of Resources 
 Policy TCR3 – Retailing and other Town Centre uses outside Town Centres – requires 

schemes of 200 m2 or more (net sales for A1) to be supported by a Sequential 
Assessment and an Impact Assessment. 

 Policy DC1 – Design Considerations – Requires all development to be well designed 
and reinforce local distinctiveness by positively contributing to and complementing the 
special character and heritage of the area in line with the Council’s Design Guide SPD.

 Policy DC2 – The Historic Environment – All applications likely to affect heritage assets 
will require the submission of a heritage statement.

 Policy DC3 – Landscape and Settlement Setting – The Council will protect and where 
possible enhance local landscape and the setting of settlements in the Staffordshire 
Moorlands.

 Policy C1 – Creating Sustainable Communities – In particular Part 3c) of the policy “in 
the case of proposals to change use from one type of community facility to another, 
the Council will consider the respective benefits of both the existing and proposed uses 
in terms of their contribution to the community’s ability to meet its day to day needs.”  
Also relevant are parts 6, 7 and 8.

 Policy C2 – Sport, Recreation and Open Space – Part 2e) requiring new open spaces 
to be designed so that they are fit for purpose.

 Policy NE1 – Conserving and enhancing the biodiversity and geological resources of 
the District and neighbouring areas by: (part 1) “ensuring all development schemes 
have regard to the surveys and actions recommended by the Council’s Extended 
Phase 1 Habitat Surveys and Local Wildlife Assessment, and include measures for 
protection and enhancement of site biodiversity and protection of any geodiversity as 
appropriate.

 Policy NE2 – Trees, Woodland and Hedgerows – Council requires existing woodlands, 
healthy trees and hedgerows are retained and integrated within a proposed 
development unless the need for and benefits of the development clearly outweigh 
their loss.

 Transport Policies T1 and T2.
 Policy DSB1 – Wharf Road Strategic Development Area (the application site is part of 

this allocation) – Allocates around 18.5ha allocated for a mix of uses including housing 
(15.5ha), employment (1ha), retail (0.5ha) - (food store of around 1000m2 net sales 
floor space) and retention of school playing field (1.5ha).  The policy requires 
development to comply with other relevant Local Plan policies and 



 comprehensive masterplanning of the site which will make a significant contribution to 
Biddulph’s development needs over the plan period. Policy requires a landscape plan, 
mitigation of any heritage impact, provision of pedestrian and cycle linkages from the 
site to the BVW and town centre and investigation of opportunities to improve green 
infrastructure linkages within and beyond the site. 
The Inspector’s Final Main Modifications Schedule – MM35 p.70 – clarifies that each 
allocated site will be assessed against other policies of the plan.

Biddulph Town Centre Area Action Plan (AAP)
5.2 A very small part of the application site – the northern part of the pocket park – is within 
the Biddulph Town Centre AAP boundary.   Until the new Local Plan is adopted by the Council 
the AAP is a main planning policy document alongside the Core Strategy.  Once the Local 
Plan is adopted it will supersede the AAP.  The land in question has no allocation in the AAP.

Biddulph Neighbourhood Plan
5.3 The Neighbourhood plan is still at a relatively early stage in its preparation. It has yet to 
be submitted to the Council for further consultation, Examination and subsequently a 
Referendum. Whilst therefore a material consideration, only very limited weight can be 
attached to it at the present time 

National Planning Policy NPPF

National Planning Policy Guidance

6. CONSULTATIONS CARRIED OUT

Press Notice expiry date:   5th August 2020
Site Notice expiry date:      6th August 2020
Local residents have been notified by letter. 

A number of representations have been received as follows:-

Neither object nor support (3)
 Limited traffic issues, as entrance and exit will be on a roundabout
 Access to a supermarket within walking distance will improve sustainability
 The building will not be prominent due to lower lying land
 Insufficient disabled parking
 Safer taxi drop-off and pick-up location should be considered
 A new supermarket is much needed in Biddulph and will generate more footfall

Object (3)
 Negative impact on James Bateman Middle School, affecting access to playing field 

and raising safeguarding and vehicle access issues 
 Would add to severe congestion at Knypersley crossroads 
 Out of keeping with mainly Victorian development in vicinity
 Out-of-town development would not encourage visits to high street
 Encourages further development west of the bypass
 One-way system would be less confusing for drivers
 Site is insufficiently large to accommodate the proposal
 Does not blend in with the landscape



Support (151)
 Limited traffic issues, as entrance and exit will be on a roundabout
 Access to a supermarket within walking distance will improve sustainability
 The building will not be prominent due to lower lying land
 A new supermarket is much needed in Biddulph and will generate more footfall
 Saves driving to Kidsgrove and Congleton
 Will allow more shopping locally
 Would provide more shopping choice at low prices locally
 Local economy and employment would benefit
 A good use for a derelict site
 Good location close to town
 Good for elderly who cannot drive to other Aldis
 Good design in keeping with area (stone cladding or timber would be good)
 Reduced vehicle emissions from reduced travel to other stores
 Must be as big as other local stores
 Traffic will not be a major issue
 Local bus services could be routed through car park
 Electric charging points provision is good
 could a s106 contribution be made to Biddulph Moor Scout Group?
 The school do not use playing fields enough to be a barrier 
 The proposal should maintain school access to playing fields
 A pedestrian crossing should be created at the roundabout
 Traffic light safety measures would be necessary
 Access should be given consideration to not cause traffic flow issues
 Hope the site will involve tree planting and not harm wildlife
 Parking restrictions will be necessary or the car park will be full of vehicles for the 

school
 Low level lighting should be used
 The design accords with existing stores in Biddulph

Town Council 
Voted in favour of the application but raised several issues as follows:- 

 This is the Garden Town of Staffordshire; the standard Aldi look is not ideal. 
 Queried if the land swap could be resurrected. 
 Aesthetics of the building should be considered. 
 Could the  Pocket Park be used for parking? 
 There should be a bus stop. 
 There should be consideration of the Neighbourhood Plan policies
 Parent/ child parking is in the wrong place
 What will the old road be used for?
 Further information is required from Highways.

Regeneration Officer
From an economic perspective we welcome the Aldi.  The development of the food store will 
bring circa 40 new jobs to the area. The headline benefit claimant rate in Staffordshire 
Moorlands has risen to 3.75% (June 2020), whilst at a local level in Biddulph East it is nearly 
double at 6.3%, which is significantly higher than the Staffordshire average at 4.9 %.    

The Council and partners at DWP would welcome the opportunity to work with Aldi to support 
recruitment and deliver a Sector Skills Academy, but at the present time, Aldi have not made 



a formal commitment to supporting local unemployed people to access jobs through a 
commitment to the adopted Employment and Skills Charter.

At the moment Sainsbury’s provides an important main food shopping role; this is the only 
large food store in the town. The addition of the Aldi store would strengthen and increase the 
number of national retailers present in the area. This would act as an anchor and increase the 
number of households shopping locally in Biddulph and therefore potentially leading to a 
retained number of shoppers supporting the traditional high street. The proposal for the 
development of a new food store will provide the following economic outputs:

The applicant suggests that a store of this size would create circa 40 full-time and part- time 
positions. Employees on average spend between 4.5 and 9% of their overall household spend   
within 2-3 miles of their place of employment. The creation of 40 jobs would calculate a spend 
of £55,760 in the local economy per annum. 

Whilst mindful of the benefits the food store development would bring to Biddulph, the potential 
impact of the Aldi application as it stands i.e. with an inadequate visibility splay would severely 
restrict access to the wider Strategic Development site. Residential development will impact 
on the local economy in terms of jobs and purchasing of supplies and services. In order to 
assess the potential loss and economic impact should the wider site be sterilised, the Council’s 
approved multipliers have been used.

The wider mixed-use site is allocated for 442 dwellings. A development of this significant 
proportion would provide the following outputs:

 The new householders occupying each new house will spend some of their income 
locally through shopping and use of local services. National research has identified 
that 34% of all household expenditure is spent at district level or below. For this 
development of 442 units this is calculated at £4,149,496 per year. 

 Each new house will generate direct jobs within the construction industry or associated 
supply chain, of which 25% are likely to be locally based. Indirect Jobs are also 
generated by local spend in shops and services. This is calculated at an additional 
local job for every seven new homes. Using these multipliers, the development will 
generate 473 direct jobs and 63 indirect jobs.    

 The development will also generate approximately £81,199 council tax for the area per 
annum

Policy Officer
Advises that the terms of emerging Policy SD1 around demonstrating consideration of energy 
efficiency as part of this scheme should be met. 

Landscape Impact - The Council’s evidence for the Local Plan concludes the site is of low 
landscape sensitivity.  

Heritage Impact – The Council’s evidence considers that development would be unlikely to 
cause high adverse effects to the settings of the heritage assets (there are seven Listed 
Buildings within a 400m buffer) subject to mitigation.

It is considered that the circumstances of this scheme comply with Policy C1 Part 3c).  The 
change is from one community facility, a school to another, a convenience store.  The school 
function has been relocated elsewhere in the District.  The Council’s Retail Study and the 
applicant’s more recent evidence recognises the high proportion of people who shop out of 
town for convenience goods in Biddulph (45%+)  so this new store would contribute to the 
community’s ability to meet its own day to day needs.  A discount store would offer more 



choice to the local population and is likely to reduce the proportion of people travelling further 
to obtain more choice.

The proposed ‘pocket park’ is a positive addition to the scheme.  It would be desirable for this 
to become part of a pedestrian and possible Green Infrastructure link through the wider site to 
the Biddulph Valley Way, though it is recognised that this would involve linkages with land 
outside of the application boundary.

The Wharf Road Strategic Development Site allocation is the key site to accommodate future 
development in Biddulph over the plan period.  Due to the size of the site, a phased approach 
to its development was anticipated, however this application as it stands does not allow for an 
access point off either of the southern roundabouts (County Highways preferred main access 
point for the wider site) without the need to acquire third party land.

A comprehensive masterplan (referred to in Policy DSB1) has been undertaken by consultants 
on behalf of the Council.  The Wharf Road Strategic Development Area Concept Masterplan 
includes the application site.  The Executive Summary document shows three possible options 
with the preferred option incorporating a land swap between the school playing field and the 
application site so that the retail development takes place on the existing playing field and a 
new playing field is sited on the application site.  This then allows for an access road to the 
wider site from the top roundabout, roughly in the position of the ‘blue land’ retained by the 
County.  The applicant does not appear to explain why this layout has not been adopted for 
the scheme.

County Highways has advised that the ‘blue line area’ off the northern roundabout which the 
County Council has retained in their ownership with the intention of securing access to the 
wider allocation, is not sufficient to provide adequate visibility.  Additional land from the Aldi 
pocket park would be required to meet appropriate standards.

In any case, even if the blue land area was sufficient for an access, it would still involve going 
through the school playing field to get to the site. This would clearly be an extra complication 
in bringing forward delivery of the site. 

The issue of access to the wider site has been raised with Aldi at pre-app but their scheme 
remains the same.  It is noted that their position is that the ‘blue land’ retained by the County 
would allow for access to the wider site.  They are probably unaware of the technical 
inadequacy of the blue line area, although it is acknowledged that an access is achievable 
here subject to additional land being made available, including within the red line boundary of 
the application.  It is crucial that an adequate visibility splay is safeguarded for access to the 
wider site as part of this application through a s106 Agreement or a Planning Condition. This 
is likely to require more land than the applicant has assumed. 

It is considered that this proposal should not undermine the delivery of the wider development 
site as this is vital to meet Biddulph’s development needs over the plan period with the 
economic benefits this would bring as well as ensuring sufficient housing supply in the District.

A Sequential Assessment is required for this proposal as although it is on an allocated site in 
the emerging Local Plan, the site is large and the food store is proposed at the southern end 
of the site in an out of town centre location.

Guidance in the NPPG states that the onus is on the applicant to demonstrate compliance 
with the sequential test. It is accepted that there are no suitable and available sites to 
accommodate an Aldi store within the town centre boundary in the emerging Local Plan. The 
AAP town centre boundary is significantly wider and includes land between the bypass and 
Tunstall Road (south of Beehive Farm).  This is also part of the Wharf Road Strategic allocation 



and development here potentially could result in better linkages with the town centre.  It is 
understood that Aldi have previously investigated this site for a food store and for 
completeness it may be considered appropriate to include it within the sequential assessment   
It was assumed that this site would be included. At the pre-app meeting Council Officers asked 
that land within the Wharf Road Strategic Development Site allocation further to the north and 
nearer to the town centre be considered within the sequential test which has been done.  The 
reasons given by the applicant as to why this area is unsuitable for an Aldi food store amount 
to it being expensive to acquire and develop due to challenging topography so consequently 
not viable.  This viability assertion does not appear to be supported by any background 
evidence.  A judgment is required as to whether this should be taken as read or whether further 
evidence be requested.   

An Impact Assessment is required as the proposal exceeds the locally set threshold in the 
emerging Local Plan.  The catchment area was agreed with the applicant’s agent during pre-
app discussions. The assessment undertaken concludes that that there will not be any 
significant adverse impact on the vitality and viability of Biddulph Town Centre as a result of a 
new Aldi food store in an out of town location.

NPPG provides further information on application of the impact test.  The data used and 
assumptions made in these assessments will shape the results.  It may be appropriate to 
obtain a third party review of this impact assessment.  However, in reaching a decision, this 
should be balanced with the fact that a food store allocation is included on this mixed use 
development site in the emerging Local Plan so the basic principle has already been accepted 
by the Council. 

The size of the allocated food store is set out in Policy DSB1 of the emerging Local Plan as 
around 1000m2 net sales floor space.  Aldi are proposing a store of 1332m2 net sales area.  
They have undertaken the impact test based on this sized store so provided the impact test 
and its conclusions are considered to be acceptable then a flexible approach to this slightly 
larger store can be taken in line with the policy wording.

Conservation Officer 
Agrees with the findings of the Heritage Statement and considers that the form and siting of 
the building are appropriate and the revised siting of the vehicular access to the north of the 
site is welcome. With all large structures pushed to the rear of the site the site frontage will 
remain open and thus not impede views of the Fairhaven complex or views of St John’s 
Church. Important issues will be the planted screening to the site frontage and alongside the 
Fairhaven boundary, boundary materials and materials for the store:

 Screening/boundaries alongside Fairhaven: The plans still show that this is very 
narrow at points and it is unclear what the planting/boundary is. There is a lot of green 
on the plan but comments that she cannot see what this is and there is also a lot of 
solid panel fencing which with the changing levels will make the site appear very 
engineered and urban. There are mature hedges on the periphery of the site but she 
is not clear whether these are within the site and whether they will remain. We need a 
mature hedge along the whole adjoining boundary and at the rear, and the site needs 
to fit its rural setting. Why do we need a 2.4m solid timber fence at the rear? Could we 
look at this in more detail? Views across the site to the side and rear are equally as 
important as those from the front.

 Building materials: The plans show a deep red brick. We need to find a brick which 
blends with its context. The immediate building materials are buff coloured stone and 
some buff brick. A hard, red engineering brick could jar. 

Operations Manager -Waste 
No waste issues arise



Open space - Project Officer Service Commissioning
We acknowledge the landscape design to encourage and provide safe pedestrian access to 
the store making use of the existing crossing point on the A527. 
We have no further comments

Environmental Health Officer 
No objection subject to conditions relates to noise and vibration (construction plant and 
machinery, deliveries), contamination, air quality, waste and lighting 

Trees and Woodland Officer
No objection subject to some minor amendments/additions to the landscaping scheme and 
to conditions

Local Highway Authority
No objection subject to conditions and a contribution of £7000 towards monitoring of the 
Travel Plan.  

Staffordshire Wildlife Trust 
Initially issued a holding objection on grounds that:-

The site appears to meet criteria for a Local Wildlife Site and also the priority habitat Open 
Mosaic Habitats on Previously Developed Land. 

A net loss of biodiversity will occur due to the majority of the site being developed and a lack 
of sufficient mitigation provided. A Biodiversity Impact Assessment (BIA) is required.

Clarification is required regarding identification of potential GCN ponds in neighbouring 
properties.

Final response awaited following receipt of BIA.

Coal Authority 
No objection. The Coal Authority considers that the content and conclusions of the information 
prepared by Brownfield Solutions Ltd is sufficient for the purposes of the planning system in 
demonstrating that the application site is safe and stable for the proposed development.

Environment Agency 
Assess as having low environmental risk and therefore have no comments to make.

Local Lead Flood Authority 
Holding objection. Further response on amended plans awaited 

United Utilities 
No objection but advise that drainage conditions are attached to any subsequent approval to 
secure sustainable drainage of surface water  based on the hierarchy of drainage options in 
the National Planning Practice Guidance, to ensure that foul and surface water are drained on 
separate systems and to secure the effective management and maintenance of the 
sustainable drainage system. Also advise that a public sewer crosses the site

Severn Trent Water
No objection on the basis that foul sewage will discharge to the public foul sewer and surface 
water to the public surface water sewer at a restricted discharge rate of 5litres/second. 

Staffordshire Police: Crime Prevention Design Advisor
Raises a number of issues with regard to the design/layout of the site and suggests a number 
of measures to design out crime within the scheme. 



Staffordshire CC, Mineral Safeguarding
Confirm that the site lies within a Mineral Safeguarding Area. Although the site does not fall 
within any of the exemptions under Policy 3.2, raise no objection because of the location of 
the site on the boundary of residential development and adjacent to a school which  makes it 
unlikely that it would be practical or environmentally acceptable to work any underlying 
minerals in the foreseeable future 

7. OFFICER COMMENT AND PLANNING BALANCE 

7.1 As with all applications, the LPA is required to determine this application in accordance 
with the Development plan, unless material circumstances indicate otherwise.  The Council 
has a newly adopted, up to date Local Plan which forms the basis of the assessment below.  

Principle
7.2 The application site forms part of a much larger site allocated in the Local Plan under 
Policy DSB 1 (Wharf Road Strategic Development Area) for a mix of uses including food retail. 
Policy DSB1 refers to a foodstore of around 1000m2 net sales space. The proposal is for a 
net sales area of 1332 m2 so slightly larger but the language used in the policy does suggest 
an element of flexibility. The principle of a food store on this site is acceptable therefore subject 
to compliance with the other requirements of Policy DBS1 and other relevant local planning 
polices. These are considered under the various sub heading below.

Retail impact 
7.3 The site is not within the defined town centre in the Local Plan and is considered to lie in 
an out-of-town centre location. Policy TCR3 says that in such locations schemes of 200 m2 or 
more (net sales for A1) must be supported by a Sequential Assessment and an Impact 
Assessment. 

7.4 The applicant has provided a Retail Assessment (contained within the Planning and Retail 
Statement) which includes a Sequential assessment. Further Sequential information was 
provided in documents received on the 16th October 2020. These later documents assessed 
two sites in detail namely Land to the south of Beehive Farm and Land to the south of the 
Telephone exchange. Both sites are part of the larger Policy DSB 1 allocation. The conclusion 
reached by the applicant is that there are no sequentially preferable sites within the town 
centre, on the edge of the centre or in out of centre locations other than the application site. It 
says that the application site is available and suitable and therefore sequentially preferable 
and as such the Sequential test is passed.

7.5 The Policy Officer has reviewed the Sequential Test documents provided by the applicant. 
Her view is that the level of detail included is adequate and that no further information is 
required. She says that based on the information provided it is agreed that the two sites 
referred to above are not suitable alternative options to accommodate the Aldi food store. The 
Sequential Assessment is therefore accepted  

7.6 An Impact assessment is also included. The catchment area for this was agreed with the 
applicant’s agent during pre-app discussions. The Impact assessment concludes that that 
there will not be any significant adverse impact on the vitality and viability of Biddulph Town 
Centre as a result of a new Aldi food store in this location. This is unsuprising given that the 
proposal is broadly in line with the identified need expressed in the Local Plan for a food store 
on this allocated site; the basic principle has already been accepted by the Council. The 
Impact assessment is therefore accepted.  

7.7 The applicant Retail assessment does point to the significant qualitative impacts 
associated with the proposal including the provision of a new discount supermarket within the 



catchment where currently there is none, encouraging healthy competition with Sainsburys’, 
reducing trips to other towns for customers wanting to carry out discount supermarket 
shopping with shorter shopping trips resulting in more sustainable shopping patterns. 

Access
7.8 A new access off the St Johns Road roundabout is proposed to serve the site. The existing 
access off Tunstall Road would be permanently closed. There is an existing access road 
serving the site from the Meadows Way roundabout as described above. However the 
applicant’s ownership does not extend as far as this roundabout. The length of this access 
road in the applicants ownership is shown on the plans to remain as a private road, providing 
access only to the playing fields – see red edge Site plan. 

7.9 A Transport Assessment (TA) is submitted with the application which assesses the impact 
of traffic from the proposal on the highway network. It also includes a Travel Plan Framework. 
These documents have been carefully considered by the Local Highway Authority (LHA). 

7.10 The applicant has a legal requirement to provide both vehicular and pedestrian access 
through the site to the playing fields owned by the James Bateman Academy. The Academy 
initially objected to the application on grounds that the proposed pedestrian route along 
Tunstall Road and through the new pocket park was too long and unsafe (safeguarding 
issues). They also referred to the need for access to the fields for low loaders bringing cutting 
and lining machinery, fairground and any other necessary vehicles to maintain the diverse 
curriculum.

7.11 The application has been subject to considerable highway discussion and negotiation. 
As a result of these several highway improvements have been secured leading to the Local 
Highway Authority raising no objection to the application subject to conditions. The 
improvements secured include the following: -
a)  The footway has been extended on the southern side of the new access leading from the 
St Johns Road roundabout so that it now connects fully into the site. This has addressed the 
issue raised by the school. The route that the school would like pupils to take when walking to 
the playing fields is now accommodated in the layout.
b) An appropriate visibility splay is now shown onto the Meadows Way roundabout enabling   
safe egress of vehicles. The LHA also advise that this visibility splay together with the land 
which has been retained by Staffordshire County Council would be sufficient to enable the 
wider Wharf Road development site (Allocation DSB1) to be accessed off this roundabout and 
in that respect the concerns raised by the Policy Officer and requirements of Policy DSB1 are 
satisfied.
c) The signals at the A527 / Newpool Road / Park Lane junction are to be upgraded as part of 
the off-site highway works to mitigate likely increased queues at this junction
d) provision of visi-rail or similar pedestrian guard rail on the A527 on the approach and 
departure from the access 

7.12 Members will note that the Town Council are keen for provision to be made for the No 93 
bus (which the Town Council fund) to access the site and this has been the subject of much 
discussion between Officers, the LHA, the Town Council and the applicant. A possible one-
way route has been discussed which leads into the main site and then veers off to the right 
along the private road to the playing fields where it would stop and then then connect with the 
Meadows Way roundabout. The latter part of the route is outside the application site but on 
land owned by Staffordshire County Council.

7.13 Aldi has confirmed in writing that they are happy to do what they can to facilitate the bus 
access including putting up signage and allowing access over their land. However, as the full 
route is not entirely on their land, as part belongs to SCC as noted above and it is complicated 
by the right of way in favour of James Bateman Academy, they are understandably unwilling 



to take an active role in its provision. Having said this all parties fully acknowledge the benefit 
of the local bus stopping at the site. It would improve connectivity with the town centre, improve 
access to the store for those without cars and for staff, address the parking standard shortfall 
and assist the Travel plan (see discussion on this below).  The LHA has recommended a 
condition to ensure that the junction between the access into the Aldi store and the access to 
the playing fields is constructed to physically allow a bus or a large vehicle (see school 
requirement for maintenance vehicles etc) to turn into. With this in place the LHA has no 
objection to the suggested route. The James Bateman Academy has also confirmed that it 
has no objection to the proposed bus route. The layout therefore will accommodate provision 
for bus access; it will be for the Town Council and the bus company to discuss with 
Staffordshire County Council (Property) and Aldi the legalities and practicalities of its actual 
provision. 

7.14 In terms of pedestrian connectivity to the new store in addition to footpaths alongside the 
main entrance, a new footpath link is shown through the pocket park which emerges onto 
Tunstall Road at the existing signalised crossing point thereby enabling a safe route for 
pedestrians across this road. A second pedestrian only access is shown at the southern end 
of the Tunstall Road frontage down a series of steps which lead via a footway to the store. 

7.15 In addition to the above, a framework Travel Plan is included in the TA which encourages 
a modal shift for staff and customers away from the car by encouraging other sustainable 
forms of travel. Measures to be incorporated into the Travel plan include on site cycle parking, 
secure staff lockers, provision of bus information in store, encouragement of staff to car share 
etc The framework also refers to the provision of two fast charge electric vehicles charging 
points with passive infrastructure being built in for a further 20 charge points for use by both 
staff and customers. It also sets out corporate operational measures taken by Aldi to minimise 
the number and length of service deliveries made to the store thus reducing mileage and 
emissions. Deliveries it says will arrive outside the recognised highway peaks. The LHA 
suggests also that the bus route that the Town Council wishes to promote could also be 
included as a benefit in the Travel plan.  Overall the measures put forward are welcomed and 
in line with Polices T1 and T2. A condition to secure the final Travel Plan is needed. The LHA 
also seek a financial contribution of £7000 so that the Travel Plan can be monitored to gauge 
its effectiveness and amend if needed.  The applicant has agreed to this. A legal agreement 
will be needed to secure this. 

7.16 It is for all the above reasons and with the negotiated improvements secured that safe 
and suitable access can be achieved to the site for all users. With conditions in place and a 
legal agreement there is compliance with relevant parts of DC1, T1, T2, DSB1 and the NPPF

Design 
a) Layout
7.17 The site occupies a prominent position on the approach to Biddulph from the south along 
the A 527.  It adjoins open countryside to the west and there are views across the site to the 
wider countryside beyond. The site will form a ‘gateway’ to the larger Wharf Road 
development. 

7.18 The proposed store is set back towards the rear of the site with car parking to the front 
and service area to the rear in a less visible location.   Several level changes are proposed 
within the site to accommodate the development with the finished floor level of the store being 
195.45m. Levels are shown on the submitted plans and sections. They include some raising 
of ground levels within the main body of the site and within the pocket park and cutting into 
the slope at the eastern part of the site to provide a car park of sufficient size and appropriate 
gradient. The result of these changes is the need for several modest retaining walls along 
parts of the northern, eastern, and southern boundaries. Officers did raise concern about the 
treatment of the retaining wall in the south eastern corner of the car park which included a 



rather unfortunate concrete cap. The detail of this has been improved in amended plans which 
show the brick wall being constructed in front of the sheet piling and concrete cap so that this 
is no longer visible and finished with a slim buff coping. The visual for Tunstall Road is updated 
to reflect this. Other boundary treatments, a mix of walls, timber fencing and railings are 
considered to be acceptable as shown on the Boundary Treatment plan. 

7.19 Overall the layout is considered to be acceptable. Car parking, landscaping and 
residential amenity which are all related aspects of layout are considered elsewhere in the 
report but are found to be appropriate.  

b) Scale 
7.20 The building is of mono pitch design. At its lowest point to the south, it is approx.  5.6m 
rising to 8.5m to the north. The building has dimensions of 55m by 24m. This form and scale 
of development is acceptable  

c) Appearance 
7.21 As noted above the building is of mono pitch design with the direction of the pitch following 
Tunstall Road. The materials are a mix of glazing, anthracite grey powder coated sheeting 
and brickwork. A red brick was originally shown but this was negotiated to a buff brick during 
the application process as Officers felt this would help the store to blend more successfully 
with its surroundings noting that the site is seen in close context with the adjacent stone 
buildings (see also comments of Conservation Officer). The front of the store has large areas 
of glazing providing an active frontage with dark grey cladding above which follows the line of 
the mono pitch. There is a short brick projection at the southern end.  The glazing returns on 
the north elevation (which also has a public face) for a short distance where access to the 
entrance/exit lobby is gained. Beyond this there is a band of high-level ribbon glazing which 
helps to break up the elevation, part of which has a feature canopy above. The service areas 
are largely hidden at the rear of the site. Overall, the appearance of the store is acceptable. 

Character and appearance including the setting of nearby Listed buildings 
7.22 The application is supported by a Landscape and Visual Impact Assessment and an 
Arboricultural Impact Assessment. The former concludes that in terms of landscape effects 
these will be at worse slight – moderate adverse moving to slight neutral after 15 years with 
mitigation. It recommends a Landscape Framework Plan to mitigate impact to include 
measures such as the retention and strengthening of peripheral vegetation and additional tree 
planting. In respect of visual effects, it concludes that these will be very limited with only the 
immediate landscape having any potential views of the proposals. Only those receptors 
located directly adjacent to the site from Tunstall Road and the public footpath to the west with 
an elevated view of the development will experience this visual effect. Views from Tunstall 
Road will perceive the proposed development in the context of settlement and highway, and 
the view from the public footpath (Biddulph Town 6) will view the roof top with settlement 
forming the backdrop to the view and filtered by existing vegetation between the development 
and receptor location. With mitigation it says the development could expect to have the 
minimum of visual impact, be screened from almost all the other surrounding receptors and 
become a neutral change within the wider landscape and as it becomes part of the settlement 
edge.

7.23 The Councils Landscape, Local Green Space and Heritage Impact Study, August 2016 
which was an evidence-based document used to support the Local Plan assessed the site 
as being of low landscape sensitivity. 

7.24 As described above the area in which the site is located has a notable green and verdant 
character. The established hedging and establishing young trees along the Tunstall Road 
frontage make a valuable contribution to this character. A section of this frontage vegetation 



would need to be removed to create the new vehicular access but otherwise the existing 
frontage hedge and trees are shown to be retained and supplemented by new planting. 

7.25 The Trees and Woodland Officer has carefully assessed the application. He says that 
the proposed layout would require some removal/cutting back of existing peripheral informal 
hedge and thicket-type vegetation to accommodate the development. He refers to the most 
notable tree loss being an individual mature Ash (T3 in the Tree survey) which already shows 
some potential signs of Ash Dieback and is located well back from the site frontage, and part 
of a small thicket/copse (denoted G2) straddling the north-west corner at the rear of the site. 
However, a substantial part of this copse would be retained off-site but wrapped around this 
corner to preserve its screening function. Proposed new planting seeks to mitigate these 
losses where spatial opportunity exists. He comments that overall, the identified loss of trees 
and informal hedge/thicket is reasonably necessary to accommodate the development and it 
does not involve high quality or highly prominent specimens. In his view this would not have a 
significant adverse impact on the wider character of the area particularly once mitigatory new 
planting also becomes established.

7.26 In terms of new landscaping the Trees and Woodland Officer advises that structural 
planting is indicated to reinforce parts of the southern, western and northern boundaries. This 
comprises “instant” new hedging (established bushy Hawthorn at a density of 3 per metre run 
and 2 – 2.5m tall at time of planting) to replace the section of existing hedge required to be 
removed along the southern boundary together with belts of dense native shrub buffer mix. 
He says that it is unfortunate that the northern part of the rear (western) boundary does not 
appear to provide realistic space to accommodate reinforcement planting. The closest public 
access viewpoint to the west is the Biddulph Valley Way (cycle track/footway/amenity corridor 
along the former railway) which has well established native tree and hedge vegetation to its 
boundaries; beyond that are further public footpaths and lanes with various intervening hedge 
lines, whilst from higher elevation viewpoints further to the west the site/development would 
be viewed at greater distance and against the wider urban backdrop of Knypersley/Brown 
Lees/Biddulph. This area will however be visible when entering the site form the new access.  
The Trees and Woodland Officer advised that this corner of the service yard could 
accommodate a triangular block of native shrub buffer planting which would further reinforce 
the screening along part of the western side of the site. He also advised that the scheme could 
be further enhanced by the addition of a few extra standard trees within the proposed native 
buffer mix in the northern boundary to give an additional height element to the landscape 
structure along this boundary, punctuating the taller north-facing elevation of the building and 
reinforcing the hedgerow character at the development/open field interface. These should be 
of flowering native tree species so as to maximise ecological benefit.  The applicant has 
agreed to these amendments and revised plans have been provided. 

7.27 The more public-facing areas of the application site around the car park and store 
frontage would receive more ornamental planting, generally of structural and low maintenance 
shrub beds along with a number of specimen trees, including some within the car park to 
provide some visual relief to the expanse of hard-surfacing and vehicles. In addition, an area 
identified as a “pocket park” would be created around a new pedestrian access path into the 
site, providing areas of close-mown and meadow wildflower grass, with a spine of shrub 
planting defining the path and trees – all backed by the retained existing frontage hedgerow 
(other than the access point). This would provide an attractive amenity along with biodiversity 
enhancement. Some amendments have been made to the planting schedule to provide more 
orchard habitats to maximise biodiversity value. 

7.28 With additional landscaping measures negotiated as discussed above and subject to 
conditions to secure implementation and ongoing provision for maintenance, the proposal is 
acceptable from a tree protection, landscape and visual impact perspective. There is 
compliance with relevant parts of Polices NE1 and NE2, DC1 and the NPPF



Residential amenity 
7.29 There is a residential property to the south of the site known as Levens. The amenity of 
this property is a material consideration. A Noise Assessment accompanied the application

7.30 There is an interface distance of approximately 16 metres between the side elevation of 
Levens and that of the store with the height of the new store along this blank elevation being 
approx. 5.5 m. Mature planting currently exists along the boundary between the two sites 
which provides very effective screening. The plans show that this would be removed in this 
location; the applicant says to allow for the store build line and plant area to be constructed. It 
is shown on the Landscape plan to be replaced by a 2m high instant hedge along the boundary 
with native buffer mix planting inside of this. Between this planting and the actual store is a 
2.4m acoustic timber fence.  

7.31 The Environmental Health Officer has considered the Noise Assessment. He advises 
that care needs to be taken during the construction phase to ensure that activities do not cause 
unreasonably disruption to the neighbour’s enjoyment of their properties. He also advises of 
measures necessary to control development once operational, again to protect residential 
amenity, for example delivery times and operation of plant and machinery. With appropriate 
conditions in place, he raises no issue on amenity grounds. 

7.32 In terms of the physical impact of the store itself, there will be no overlooking/ loss of 
privacy to Levens. Given the height of the building at this point, the planting proposed and the 
separation distance, all as described above, it is not considered that the store would represent 
an unacceptably overbearing feature or unneighbourly development that would unduly harm 
the outlook or visual impact from Levens in terms of Policy DC1. It is also material that the 
scheme for SMD/2015/0684 which was actually withdrawn prior to issuing a decision but 
nevertheless had a Council resolution to grant permission included a three-storey extra care 
building at the rear of the site in the vicinity of Levens which arguable would have had a greater 
impact in terms of outlook and visual impact.  

7.33 It is for these reasons that the proposal is considered to comply with relevant parts of 
Polices DC1 and SD4 and the NPPF

Heritage
7.34 The site lies adjacent to the Grade II Listed building Fairhaven and its associated 
structures (Coach house, Coachman’s house, walls and entrance screen). Policy DC2 and 
the NPPF require that the impact of the proposal on the significance of these Listed structures 
is fully understand and considered.

7.35 A Heritage Assessment has been submitted with the application. It concludes that the 
significance of the nearby Listed buildings will be preserved by the proposals through 
mitigation measures taken to minimise any potential impact including the introduction of a high 
quality,  well designed landscaping scheme. 

7.36 The Conservation Officer has considered the application. She agrees with the findings of 
the Heritage Statement and considers that the form and siting of the building are appropriate. 
She says that the revised siting of the vehicular access to the north of the site is welcome and 
that with all large structures pushed to the rear of the site the site frontage will remain open 
and thus not impede views of the Fairhaven complex or views of St John’s Church. She raised 
concern about the choice of red brick in the construction which she considered could jar and 
advised that a brick was needed which blended with its context, noting that the immediate 
building materials are buff coloured stone and some buff brick. As advised above the applicant 
has now agreed to the use of a buff brick and amended plans reflect this. The Conservation 
Officer has also considered the revised Landscape plan and has confirmed that she is satisfied 



with the proposed landscaping and particularly that along the southern boundary (see also 
commentary on landscaping proposals elsewhere).  

7.37 For these reasons and with conditions in place to secure the landscaping scheme there 
will be no harm to heritage assets. Compliance with Policy DC2 and the NPPF is achieved. 

Biodiversity
7.38 The application was supported by a Phase 1 Habitat survey, Great crested newt appraisal 
and detailed Botanical survey. These documents were reviewed by Staffordshire Wildlife Trust 
(SWT) acting on behalf of the Council. SWT initially issued a holding objection for three 
reasons. Firstly, it appeared to meet the criteria for a Local wildlife site and also criteria for the 
priority habitat, ‘Open mosaic habitats on previously developed land’. Secondly it appeared 
that the proposal would result in a net loss of biodiversity due to most of the site being 
developed and a lack of sufficient mitigation being provided. Thirdly clarification was required 
regarding identification of potential GCN ponds in neighbouring properties.

7.39 The applicant’s consultant subsequently carried out a Biodiversity Impact Assessment. 
With some amendments to the landscaping scheme the BIA shows a net loss of 2.53 habitat 
units representing a 65% loss and a 14% increase in hedgerow units. Given the size of the 
site and the development proposed as the applicant’s consultant says there is likely to be little 
scope for further habitat retention or creation on site. Discussions have been taking place for 
a biodiversity offset to be delivered elsewhere to compensate for the biodiversity impact of the 
proposal. SWT advice that in this particular case and in accordance with Policy NE1 the 
mitigation could go off-site because there are no alternative sites for the development as 
discussed above and because the habitats are easily creatable and opportunities exist locally 
where off setting can be secured.  

7.40 The Council will of course require a financial contribution from the applicant to cover the 
cost of delivering the biodiversity offsetting on its land plus ongoing management of it. The 
applicant has offered £10,000.  SWT advise that this is not sufficient to cover the cost of 
delivery plus on-going management of it. Officers, the applicant, the applicant’s ecologist and 
Staffordshire Wildlife Trust are continuing to discuss this with a view to agreeing an 
appropriate sum and identify suitable sites nearby. This contribution will need to be secured 
in a legal agreement. With such an agreement in place however and with conditions there 
would be compliance with Policy NE1 and the NPPF

Land stability and contamination 
7.42 The application site falls within a Mining Development High Risk Area indicating that 
within the application site and surrounding area there are coal mining features and hazards 
which need to be considered in relation to the determination of this planning application. 

7.43 The Coal Authority has considered the submitted Ground reports. These confirm that the 
risk from identified and unidentified coal mine workings and unidentified mine entries is low 
with respect to the proposed development due to the depth to the shallowest coal seam 
identified. On this basis the Coal Authority raises no objection to the application and confirms 
that no mitigation measures are proposes/required.

7.44 The Environmental Health Officer has considered the Geo Environmental Assessment 
Report SR/C4020/9309 rev A and the Desk Study Assessment BM/C4020/7904 Rev A. He 
raises no objection subject to a condition requiring the submission of a Remediation Strategy 
prior to the commencement of development.

7.45 With relevant conditions in place there is compliance therefore with Policy SD 4 and the 
NPPF 



Air quality 
7.46 The application is supported by an Air Quality Assessment (AQA). It has been considered 
carefully by the Environmental Health Officer who agrees with its conclusion that the 
development will have insignificant impact on air quality based on the likely impacts from 
transport as set out in the Transport Assessment which in turn has been accepted by the LHA 
(see above). 

7.47 The applicant has put forward some measures to offset air quality impacts from the 
development, namely two electric vehicles charging points, passive infrastructure for a further 
20 and various measures in a framework Travel plan to effect a modal shift away from the 
car towards more sustainable travel modes.  The EHO would like to see a little more with 
regards to air quality in the Travel plan including a commitment to install further EV points 
and a strategy for ultra-low emission/ electric vehicles or a minimum European Emission 
Standard Euro 6 compliant. A condition is recommended to agree the details of the final 
Travel plan.  The applicant is not willing to provide any more EVC points at this stage. They 
say experience suggests that 2 is sufficient but they have the ability to extend this to meet 
future demand because the necessary infrastructure is being put in during construction (and 
secured by condition). They also say that owing to their considerable fleet of HGV’s they are 
not able to commit to ultra-low emission vehicles or a minimum of Euro 6 diesel vehicles at 
this stage although there will be moving towards this in the future. Such a condition would 
also be unenforceable. 
7.48 For these reasons and with appropriate conditions in place there is compliance with 
Policy SD1 which requires all development to adapt to climate change by locating and 
designing it to minimise energy needs and to contribute to sustainable transport in line with 
Policy T2 (see also discussion under Access above) and the NPPF.

Other issues
7.49 Employment/economic outputs
The Regeneration Officer has clarified above the likely economic outputs from the 
development. Forty full time equivalent jobs are expected to be created by the store. In 
response to the Regeneration Officers comments about employment selection the Agent 
confirms that Aldi is fully committed to recruiting locally and carries out a full recruitment 
campaign in advance of opening all new stores. He says that local recruitment is critical to an 
Aldi store operation as it means staff can easily access the store, it ensures they are more 
reliable, it means when short staffed it is easy to contact someone to come in at short notice, 
it reduces need to travel by car, and importantly local staff build up good relationships with 
customers, providing an improved customer experience. He says that Aldi generally do not 
sign up to Charters because of legal and potentially liability issues but confirms that Aldi will 
seek to recruit locally wherever possible and will do so without bias or prejudice meaning that 
an applicant’s current employment status would not count against an applicant, nor would 
gender, age, race etc. in line with employment law. 

7.50 Drainage
A Flood Risk Assessment and drainage strategy were submitted with the application. The site 
is within Flood Zone 1 i.e. land will lowest probability of flooding.  The application has been 
assessed by both United Utilities and the Local Lead Flood Authority. The latter initially issue 
a holding objection on grounds that the submitted information did not fully demonstrate that 
the proposed development would meet the technical standards for SUDS.  Their response to 
the final information provided is awaited and will be reported at the meeting.  United Utilities 
raise no objection subject to conditions. They drew attention to the present of a public sewer 
which crosses the site. The applicant is aware of this and advises that he is already in 
discussion with UU regarding a Section 185 sewer diversion application as indicated on the 
drawings



7.51    Sustainability 
A Sustainability Statement accompanies the application. It sets out in detail measures that will 
be included in the build and once the store is operational to minimise any environmental effects 
of the development. It includes measures to minimise energy use, to use sustainable building 
material, to conserve water, to minimise waste, to reduce travel and transport costs, to source 
products locally and to manage the site effectively to ensure the measures are implemented 
effectively. A condition is recommended to secure these measures. The Statement also sets 
out the various initiatives that Aldi as a company corporately adopt in their operation as a food 
retailer in the delivery and distribution function, in the sourcing of products, in store operation 
and servicing and on the shop floor. 

Planning Balance 
7.52 Planning law requires this application to be determined in accordance with the 
Development plan unless material considerations indicate otherwise. For the reasons set out 
above the proposal accords with polices in the adopted Staffordshire Moorlands Local Plan. 
There are no considerations that indicate that this application should be considered other than 
in accordance with the Development plan. With the improvements negotiated it will deliver 
sustainable development and a recommendation of approval is therefore made.

8. RECOMMENDATION

A That planning permission be granted subject to the prior completion of a Section 106 
Agreement/Unilateral Undertaking to secure the financial contribution of £7000 for 
monitoring by Staffordshire County Council of the Travel plan and a contribution  
towards provision and management by the Council of compensatory habitats off site 
and to the following conditions:-
 
1.The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.
Reason:- To comply with Section 91(1) of the Town and Country Planning Act 1990 (As 
Amended)

2.The development hereby permitted shall be carried out in accordance with the 
following approved plans: 

100B                    Location plan
101C                Existing site plan
102F                     Proposed site plan
103A                     Proposed GA plan
104D                     Proposed elevations
105A                     Roof plan
106B                     Roller shutter detail
107 H                    Boundary treatment 
V2947 LO1  J       Landscape plan
114                       Site sections
2947 NES 120      Tunstall road elevation detail 

Reason:- For the avoidance of doubt and in the interests of proper planning, in 
accordance with the National Planning Policy Framework.

3. The food store hereby permitted shall only be used by a food supermarket operator 
and for no other purpose (including any other purpose in Class A1 of the Schedule to 
the Town and Country Planning (Use Classes) Order 1987 (as amended), (or in any 



provisions equivalent to that class in any statutory instrument revoking or re-enacting 
that Order with or without modification). 
Reason:-  To protect the vitality and viability of the town centre

4. The food store hereby approved shall have a net retail sales area not exceeding 1332 
sq metres with no additional retail floorspace permitted including at mezzanine level 
Reason:- To protect the vitality and viability of the town centre

Brick sample
5. No development above slab level shall take place until a sample of the buff brick 
has been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out strictly in accordance with the approved brick. 
Reason:- To ensure an appropriate finish in the interests of the character and 
appearance of the area including the setting of nearby Listed buildings 

Construction and Environmental Management Plan: 
6. No development including site clearance and site stripping shall commence until a 
Construction and Environmental Management Plan has been submitted to and 
approved in writing by the Local Planning Authority, which shall include the following 
details:-

I. the hours of work, which shall not exceed the following: Construction and 
associated deliveries to the site shall not take place outside 07:30 to 18:00 
hours Mondays to Fridays, and 08:00 to 13:00 hours on Saturdays, nor at any 
time on Sundays or Bank Holiday;

II. the method and duration of any pile driving operations (including expected 
starting date and completion date);

III. pile driving shall not take place outside 09:00 to 16:00 hours Mondays to 
Fridays, nor at any time on Saturdays, Sundays or Bank Holidays;

IV. the arrangements for prior notification to the occupiers of potentially affected 
properties;

V. the responsible person (e.g. site manager / office) who could be contacted in 
the event of complaint;

VI. a scheme to minimise dust emissions arising from construction activities on 
the site.  The scheme shall include details of all dust suppression and mitigation 
measures outlined in Table 4.4 and Table 4.5.in the Air Quality assessment 
produced by BWB (ref MCP2304), submitted in support of the application.

VII. a scheme for recycling/disposal of waste resulting from the construction 
works;

VIII. the parking of vehicles of site operatives and visitors;

IX. the loading and unloading of plant and materials;

X. the storage of plant and materials used in constructing the development;

XI. the erection and maintenance of security hoarding including decorative 
displays and facilities for public viewing, where appropriate;



XII. details of measures to protect the public footpaths and amenity of users of the 
pubic footpaths crossing the site during the construction works,

XIII. any waste material associated with the demolition or construction shall not be 
burnt on site but shall be kept securely for removal to prevent escape into the 
environment.

All works shall be carried out in accordance with the approved details. 

Reason: To safeguard the amenity of local residents and that of the surrounding area 
from noise disturbance. 

Delivery Times
7. There shall be no deliveries to the site except between the following times 0700 – 
2200 Monday to Saturdays and 0900 to 2200 on Sundays with the exception of 
newspaper deliveries. 
Reason: To safeguard the amenity of local residents and that of the surrounding area 
from noise disturbance.

Plant and Machinery Noise
8. The machinery, plant or equipment including installed or operated in connection 
with the carrying out of this permission shall be so enclosed and/or attenuated that 
the noise generated by the operation of the machinery shall not increase the 
background noise levels during day time expressed as LA90 [1hour] (day time 07:00-
23:00 hours) and/or (b) LA90 [15 mins] during night time (night time 23:00-07:00 hours) 
at any adjoining noise sensitive locations or premises in separate occupation above 
that prevailing when the machinery is not operating. Noise measurements for the 
purpose of this condition shall be pursuant to BS 4142:2014. The details and location 
of any plant or machinery to be installed under this permission shall be submitted to 
and approved of in writing by the Local Planning Authority.
Reason:- To safeguard the amenity of local residents and that of the surrounding area 
from noise disturbance. 

Lighting   
9.Notwithstanding the submitted details and prior to the development hereby 
approved first coming into use an external lighting scheme, the Scheme, shall be 
submitted to and approved in writing by the Local Planning Authority. No external 
lighting shall be installed except in accordance with the approved scheme
Reason: To protect the local amenities of the local residents by reason of excess of 
illuminance.

Contamination
10.No development shall commence including site stripping and clearance until a 
detailed Remediation strategy to mitigate the identified risks and ensure the site is 
remediated to a condition suitable for the intended use has been be submitted and 
approved in writing by the Local Planning Authority. The agreed Remediation strategy 
shall be adhered to throughout the development,
Following completion of the site remediation and prior to bringing the development 
into first use, a Verification report that demonstrates the effectiveness of the 



remediation carried out shall be submitted and approved in writing by the Local 
Planning Authority.
If, during the course of development, any contamination is found which has not been 
identified in the site investigation, additional measures for the remediation of this 
source of contamination shall be submitted to and approved in writing by the local 
planning authority. The remediation of the site shall incorporate the approved 
additional measures.
Reason:- To ensure that the proposed development meets the requirements of the 
National Planning Policy Framework in that all potential risks to human health, 
controlled waters and wider environment are known and where necessary dealt with 
via remediation and or management of those risks.

Importation of Soil/Material
11.No top soil is to be imported to the site until it has been tested for contamination 
and assessed for its suitability for the proposed development; a suitable methodology 
for testing this material should be submitted to and agreed in writing by the Local 
Planning Authority prior to the soils being imported onto site. The methodology shall 
include the sampling frequency, testing schedules, criteria against which the 
analytical results will be assessed (as determined by the risk assessment) and source 
material information. The analysis shall then be carried out and validatory evidence 
submitted to and approved in writing to by the Local Planning Authority.
Reason:- To ensure that the proposed development meets the requirements of the 
National Planning Policy Framework in that all potential risks to human health, 
controlled
waters and wider environment are known and where necessary dealt with via 
remediation and or management of those risks.

Air Quality   
12.Measures for improving Air quality shall be provided as follows before the store 
hereby permitted is first opened to the public:- 

a) Provision for 12 cycle stands (6 Sheffield loop stands) 
b) Provision in store of staff changing facilities and staff lockers 
c) Provision of two 2 EVC points within the car park – installed and fully 

operational with two designated parking bays suitably marked for EVC 
use 

d) A plan submitted to the LPA showing details of the location of a further 
20 EVC points and confirmation/evidence that the necessary 
infrastructure has been installed for these

e) Written approval from the Local Planning Authority of a maintenance 
scheme for the EVC points which shall  include details relating to 
undertaking repairs, replacement of charge points for equivalent (charge 
rate) points and upgrades to meet the latest standards or charge rates. 

All EVC points provided shall be maintained for the lifetime of the development in 
accordance with the approved maintenance scheme
Reason:-  To protect the local residents from air pollution and breaches in local air 
quality objection

United Utilities- drainage
13.Prior to the commencement of any development, a surface water drainage scheme, 
based on the hierarchy of drainage options in the National Planning Practice Guidance 
with evidence of an assessment of the site conditions shall be submitted to and 
approved in writing by the Local Planning Authority. The surface water drainage 
scheme must be in accordance with the Non-Statutory Technical Standards for 



Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards. In the event of surface water draining to the public surface water sewer, the 
pass forward flow rate to the public sewer must be restricted to 5 l/s. The development 
hereby permitted shall be carried out only in accordance with the approved drainage 
scheme. 
Reason: To promote sustainable development, secure proper drainage and to manage 
the risk of flooding and pollution. This condition is imposed in light of policies within 
the NPPF and NPPG

14.Foul and surface water shall be drained on separate systems. 
Reason: To secure proper drainage and to manage the risk of flooding and pollution.

Management and maintenance of SUDS
15.Prior to occupation of the development a sustainable drainage management and 
maintenance plan for the lifetime of the development shall be submitted to the Local 
Planning Authority and agreed in writing. The sustainable drainage management and 
maintenance plan shall include as a minimum: 
a. Arrangements for adoption by an appropriate public body or statutory undertaker, 
or, management and maintenance by a resident’s management company; and 
b. Arrangements for inspection and ongoing maintenance of all elements of the 
sustainable drainage system to secure the operation of the surface water drainage 
scheme throughout its lifetime. 
The development shall subsequently be completed, maintained and managed in 
accordance with the approved scheme. 
Reason: To ensure that management arrangements are in place for the sustainable 
drainage system in order to manage the risk of flooding and pollution during the lifetime 
of the development.

Highways  
16. The development hereby permitted shall not be brought into use until details of 
the following highway works have been submitted to and approved in writing by the 
Local Planning Authority:
- fourth leg off existing roundabout to provide access to the store;
- upgrade of existing traffic signals at Tunstall Road/Newpool Road/Park Lane to 
MOVA;
The highway works shall thereafter be constructed in accordance with the approved 
details prior to the development being first brought into use.
Reason:- To comply with NPPF Paragraph 108; to comply with SMDC Local Plan 
Policy DC1 and T1; in the interests of highway safety and to provide access to the site 
and mitigate the impact of the proposal.

17. The development hereby permitted shall not be brought into use until the existing 
site access to the former Meadows School, which shall include the access crossing 
between the site and carriageway edge made redundant as a consequence of the 
development hereby permitted is permanently closed and the access crossing 
reinstated as footway with full height kerb at carriageway edge generally in accordance 
with submitted drawing 388-01/GA-03 C.
Reason:- To comply with NPPF Paragraph 108; to comply with SMDC Local Plan 
Policy DC1 and T1; in the interests of highway safety and to avoid proliferation of 
redundant and unnecessary accesses

18. The development hereby permitted shall not be brought into use until the visibility 
splay at the exit onto the northern roundabout shown on plan ref. 388-01/GA-03 C has 
been provided. The visibility splay shall thereafter be kept free of all obstructions to 



visibility over a height of 600 mm above the adjacent carriageway level for the life of 
the development.
Reason:- To comply with NPPF Paragraph 108; to comply with SMDC Local Plan Policy 
DC1 and T1; in the interests of highway safety and to ensure the exit onto the northern 
roundabout can be physically and safely used by all vehicles likely to need to use it.

19. The development hereby permitted shall not be brought into use until the access, 
parking, servicing, and turning areas have been provided in accordance with the 
approved plans.
Reason:- To comply with NPPF Paragraph 108; to comply with SMDC Local Plan Policy 
DC1 and T1; in the interests of highway safety

20. The development hereby permitted shall not be brought into use until revised details 
of the junction between the access to the Aldi store and the route of the right of way 
towards the northern roundabout to accommodate swept path of bus or HCV have been 
first submitted to and approved in writing by the Local Planning Authority. The junction 
shall thereafter be provided to accommodate the approved swept path of bus or HCV 
for the life of the development.
Reason:- To comply with NPPF Paragraph 108; to comply with SMDC Local Plan Policy 
DC1 and T1; in the interests of highway safety and to ensure the exit onto the northern 
roundabout can be physically and safely used by all vehicles likely to need to use it.

21. Before the proposed development is brought into use a Travel Plan based on the 
submitted framework Travel plan shall be submitted to and approved in writing by the 
Local Planning Authority. The Travel Plan shall set out proposals (including a timetable) 
to promote travel by sustainable modes which are acceptable to the Local Planning 
Authority. The Travel Plan shall be implemented in accordance with the timetable set 
out in that plan. Reports demonstrating progress in promoting sustainable transport 
measures shall be submitted annually, on each anniversary of the store opening, to the 
Local Planning Authority for approval for a period of five years from first occupation of 
the development permitted by this consent.
Reason:- To support sustainable travel modes 

Tree protection and landscaping 
22.Other than where removal is directly required in order to physically accommodate 
the development hereby approved including creation of a new vehicular access and 
associated highway visibility requirements, all existing trees, hedgerows and 
copse/thicket vegetation shall be permanently retained to form part of the landscape 
structure of the site. There shall be no removal of any trees, shrubs, thicket or 
hedgerows during the bird nesting season (nominally March to August inclusive), and 
in this case only following careful inspection by a competent person immediately prior 
to removal in order to establish that such trees, shrubs or hedgerow are not in active 
use by nesting wild birds.
Reason:- In the interests of the character and appearance of the area

23.The first action on commencement of development, prior to any further action 
(including any site clearance, site stripping, site establishment or 
formation/improvement of temporary/permanent access) shall be the erection of 
temporary tree protection barriers and advisory notices for the protection of the 
existing trees to be retained, in accordance with guidance in British Standard 5837:2012 
Trees in Relation to Design, Demolition and Construction – Recommendations, and as 
set out in the ACS arboricultural report dated June 2020 submitted in support of the 
application hereby approved, and these shall be retained in position for the duration of 
the period that development takes place, unless otherwise agreed in writing by the 



Local Planning Authority (LPA). Within the fenced areas there shall be no excavation, 
changes in ground levels, installation of underground services, provision of hard 
surfacing, passage of vehicles, storage of materials, equipment or site huts, tipping of 
chemicals, waste or cement, or lighting of fires 
Reason:- In order to protect existing trees in the interests of the character and 
appearance of the area

24. The planting scheme shown on Vector Landscape Plan Drg. No. V2947-L01 Rev J 
submitted in support of the application hereby approved shall be fully implemented 
before the end of the first available dormant season (November to February inclusive) 
and suitable seeding season following completion of the development hereby 
approved. The trees, shrubs, herbaceous plants and grass planted in accordance with 
this landscaping scheme shall be properly maintained for a period of 5 years following 
planting to ensure successful establishment. Any plants which within this period are 
damaged, become diseased, die, are removed or otherwise fail to establish shall be 
replaced during the next suitable season. At all times during the operational lifetime of 
the development hereby approved, provision shall be made for the proper maintenance 
of all landscaped areas within the store site, car park, service yard and pocket park 
including hedges, shrub beds, trees and grassland, hard landscaping features and 
furniture, commensurate with their nature and purpose, and to include routine 
clearance of litter.  
Reason:- In the interests of the character and appearance of the area

Sustainable use of resources
25. The proposed sustainability measures set out in Section 3 of the Sustainability 
Statement dated June 2020 shall be incorporated within the development hereby 
permitted prior to the first use of the development.
Reason:- In the interests of the sustainable use of resources and adapting to climate 
change 
  
B In the event of any changes being needed to the wording of the Committee’s decision 
(such as to delete, vary or add conditions/informatives/planning obligations or reasons 
for approval/refusal) prior to the decision being issued, the Head of Development 
Services has delegated authority to do so in consultation with the Chairman of the 
Planning Applications Committee, provided that the changes do not exceed the 
substantive nature of the Committee’s decision

INFORMATIVES
1. This is considered to be a sustainable development in accordance with the provisions of 
the NPPF
2. Your attention is drawn to the letter from United Utilities dated 30th July 2020
3. Please be aware that the responsibility for safe development and secure occupancy of the 
site rests with the developer.

 All lighting details should be provided with predicted LUX levels at the cartilage of the 
nearest residential receptors. This should be undertaken in line with the Institute of 
Lighting Engineers Guidance on intrusive lighting.

 A Demolition or refurbishment asbestos survey and risk assessment should be carried 
out prior to the demolition of the existing buildings. The enforcing authority for this 
type of work is the Health and Safety Executive (HSE) and it is recommended that 
you contact them directly to discuss their requirements: http://www.hse.gov.uk/



 Any approved noise scheme and measurements should pay due regard to British 
Standard BS8233:2014 Sound insulation and noise reduction for buildings (Code of 
Practice),and the Building Regulations 2010 Document E or other appropriate 
guidance. 

 Advice on controlling flies and light can be found in: Statutory Nuisance from Insects 
and Artificial Light (defra 2005) available as a free download 
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/stat
nuisance.pdf

 During any demolition and construction activities (including landscaping) the 
contractor should  take all reasonable steps to prevent dust formation and prevent 
any dust formed from leaving the site boundary. 

 The control of dust and emissions from construction and demolition Best Practice 
Guidance, produced by the greater London councils 
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf

 Building Research Establishment Guidance Document ‘Control of Dust from 
Construction and Demolition Activities’ (BR456)

 If required, Contamination risk assessments shall be carried out in accordance with 
UK policy the Land contamination risk management framework (LCRM), published by 
the Environment Ageny https://www.gov.uk/government/publications/land-
contamination-risk-management-lcrm

 Submission of reports should also be made to the Environment Agency for 
comment with regard to their remit to protect ground and surface waters from 
pollution and their obligations relating to contaminated land.

 The Local Planning Authority will determine the acceptability of reports on the 
basis of the information made available to it. Please be aware that should a risk 
of harm from contamination remain post development, where the applicant had 
prior knowledge of the contamination, the applicant is likely to be liable under Part 
II (a) of the Environmental Protection Act 1990 and as such become and 
“appropriate person”. In this event the applicant will be lawfully responsible to 
remove the risk posed by the contamination.

 Equally if during any site works a pathway for any contaminant on site is 
created and humans, waters, property or ecological systems are exposed to this, 
the applicant or those acting on behalf of the applicant will be liable under part II 
(a) of the Environmental Protection Act 1990 if the risks are not adequately 
addressed during the site redevelopment.

 During investigation and remediation works the applicant and those acting on 
behalf of the applicant must ensure that site workers, public property and the 
environment are protected against noise, dust, odour and fumes

 The applicant is advised that should there be a requirement as part of the 
Remediation Strategy to treat, reuse or remove contaminated material on the site, 
the Environment Agency must be consulted, as these activities may need to be 
licensed or permitted. Contaminated materials identified for removal off site must 
be disposed of in an appropriately licensed landfill site.

http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf
https://www.gov.uk/government/publications/land-contamination-risk-management-lcrm
https://www.gov.uk/government/publications/land-contamination-risk-management-lcrm


 Staffordshire Moorlands District Council is keen to liaise with all stakeholders 
involved in this application. As such, we recommend that a proposed scope of 
works is forwarded to the Environmental Protection Department and agreed in 
principle prior to site investigation works being undertaken. The Environmental 
Protection Department is also prepared to review draft copies of reports prior to 
final submission to the Planning Department in order to ensure that works 
undertaken are sufficient to discharge the contaminated land conditions. 

 The proposed site access works, closure of redundant access and traffic signal 
upgrade shall require a Highway Works Agreement with Staffordshire County 
Council. The applicant is requested to contact Staffordshire County Council in order 
to secure the Agreement. The link below is to the Highway Works Information Pack 
including an application form. Please complete and send to the address indicated on 
the application form or email to road.adoptions@staffordshire.gov.uk. The applicant 
is advised to begin this process well in advance of any works taking place in order to 
meet any potential timescales. 

https://www.staffordshire.gov.uk/Highways/highwayscontrol/HighwaysWorkAgreements.aspx

 The redundant access to the site shall be reinstated to footway with full height kerb in 
accordance with submitted drawing 388-01/GA-03 C and details to be agreed under 
Works Agreement. Please note that prior to the  reinstatement works taking place 
you require a Permit to Dig. Please contact Staffordshire  County Council at Network 
Management Unit, Staffordshire Place 1, Wedgwood Building, Tipping Street, 
STAFFORD, Staffordshire, ST16 2DH. (or email to nmu@staffordshire.gov.uk)


