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1.

Introduction

1.1

This Planning and Retail Assessment is submitted by Turley, on behalf of ALDI Stores
Ltd (ALDI), in support of a hybrid planning application for a mixed use scheme
comprising residential and retail development at Pinfold Trading Estate, Stapleford.

1.2

The application site comprises 1.07ha of brownfield land in an ‘edge-of-centre’ location
at the junction of Nottingham Road (B5010) and Pinfold Lane. The site is currently
occupied by a number of industrial units collectively known as ‘Pinfold Trading Estate’.

1.3

The proposal is described as follows:
“Hybrid planning application comprising an application for full planning permission for
the erection of Class A1 foodstore (1,880 sqm gross, 1,254sqm net sales area) with
associated access, parking and landscaping and an application for outline planning
permission for up to 10 residential dwellings (with all matters reserved except access)”

1.4

This Planning and Retail Assessment is intended to address all the relevant planning
policy considerations associated with the proposed development, but should be read in
conjunction with the other documents and drawings submitted in support of this
application.

Context
1.5

This report is intended to assist Broxtowe Borough Council in its determination of the
application and has been prepared in accordance with the requirements set out in the
National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). It
seeks to evaluate the proposed development against national and local planning
policies, and considers the planning and retail justification for the proposed scheme. The
report also examines the implications of the proposed development of the ALDI on
established trading patterns, as well as the vitality and viability of designated centres.

1.6

With respect to required assessments, in view of the site’s edge-of-centre location, a
proportional retail sequential test assessment and impact assessment is provided.

Report Structure
1.7

The remainder of the report is structured as follows:
•

Section 2: Describes the site location and details its planning history.

•

Section 3: Describes the proposed development and the proposed retail
operation.

•

Section 4: Sets out the planning policy context against which the proposal should
be assessed, including the National Planning Policy Framework and the
Development Plan.

•

Section 5: Provides a health check of Stapleford district centre.

1.8

1.9

•

Section 6: Sets out our assessment of potential sequentially preferable sites.

•

Section 7: Sets out the retail impact assessment.

•

Section 8: Considers any additional planning considerations.

•

Section 9: Presents our conclusions.

The assessment is supported by the following appendices:
•

Appendix 1: provides the site sequential assessment plans.

•

Appendix 2: contains a report in the form of a letter prepared by Aspinall Verdi in
connection with one of the sequential sites assessed (former Stapleford Police
Station, Nottingham Rd/Toton Lane .

•

Appendix 3: Drawing showing potential layout of ALDI store on site of former
Stapleford Police Station, Nottingham Road/Toton Lane.

•

Appendix 4: presents a series of tables forming our assessment of the impact of
the proposal in retail economic terms.

•

Appendix 5: provides an illustration of the proposed development’s catchment
area for the impact assessment.

It should be noted that Section 3 of this Statement sets out in some detail the nature of
ALDI as an operator in terms of the proposed use and the format of the proposed store.
This is a material consideration in the LPA’s assessment of this planning application. In
the case of retail issues, this is particularly relevant to the assessment of sequential
sites undertaken at Section 6.

2. Background to Application Site
2.1

The application site measures approximately 1.07ha and comprises an ‘edge-of-centre’
location approximately 260m, from Stapleford’s primary retail area.

2.2

The site is comprises a number of industrial commercial units, known as ‘Pinfold Trading
Estate’ and a public house (the Nags Head and Plough).

2.3

Existing access is via Nottingham Road and Pinfold Lane. An existing Public Right of
Way crosses through the site and links Nottingham Road to Pinfold Lane.

2.4

The surrounding area is mixed commercial/residential in character. Nottingham Road is
an existing bus route with an existing bus stop lying adjacent to the site.

2.5

Pinfold Lane is to the north of the site, which is mainly characterised by residential
properties. The residential properties opposite the site are mainly post war semidetached and terraced houses are adjacent to the site. A local fire station is also
located on Pinfold Lane to the north, opposite the trading estate. A three storey
apartment block, with parking at the lower level off Pinfold Lane, is located to the east of
the site.

2.6

To the east and south of the site is Nottingham Road, which is characterised by a mix of
commercial buildings varying in height.

2.7

Opposite the site on Nottingham Road is Sandicliffe garage, which carries out van sales
and repairs.

2.8

To the west of the application site there are residential properties along Lower Orchard
Street, Middle Orchard Street and Upper Orchard Street. These are mainly Victorian
terraced houses. At the south-west corner of the site is Church Walk, which currently
provides pedestrian and vehicle access from Nottingham Road onto Upper Orchard
Street.

2.9

The site lies in Flood Zone 1 on the Environment Agency’s Flood Map. The site does not
lie within a conservation area and there are no listed buildings on or adjacent to the
application site.

Planning History
2.10

In July 2009 outline permission was granted on part of the site (Units 12 -15 Pinfold
Trading Estate) for residential development (ref. 09/00246/OUT). This permission has
not been implemented and has now expired.

2.11

The application site also benefits from a resolution to grant permission for up to 50
dwellings (March 2013, ref. 13/00322/OUT). The resolution to grant is subject to the
completion of a Section 106 agreement.

2.12

The Officer’s Report for application ref. 13/00322/OUT establishes that the loss of
traditional employment uses on the site will not adversely impact on the employment

provision within the borough. The report confirms that the prospects of long term
traditional employment use appear remote. The report also establishes the principle of
housing development is accepted on this site and that the loss of the public house does
not give rise to any overriding constraint in policy terms.

Pre-application Advice
2.13

A pre-application meeting took place on 3 July 2014 and a formal response received
from the LPA on 21 August 2013. The pre-application correspondence established the
validation requirements for the development proposals. The parameters of the
Sequential Assessment were also agreed with Broxtowe Borough Council at preapplication stage. It was agreed that Stapleford District Centre would be the only local
centre to be considered within the assessment area. There have been a series of e-mail
correspondence with the LPA regarding sequential sites.

2.14

Further pre-application meetings took place on 27 August and 16 October 2014 to
discuss detailed design matters relating to the proposed foodstore.

3. The Proposed Development
3.1

This hybrid application comprising an application for full planning permission for the
erection of Class A1 foodstore (1,880 sqm gross, 1,254sqm net sales area) with
associated access, parking and landscaping and an application for outline planning
permission for up to 10 residential dwellings (with all matters reserved except access).

3.2

A mixed use redevelopment of the site for residential and retail use is seen as a
deliverable and an economically sustainable alternative for the application site.

Residential Development
3.3

Outline planning permission is sought for the erection of up to 10 residential dwellings.
All matters are reserved.

3.4

The housing element of scheme is proposed on the western part of the application site,
with vehicular access taken from Pinfold Lane.

3.5

The proposed housing will comprise housing types to reflect local need and will be in
keeping with the existing built form.

3.6

The housing is anticipated to be delivered in the next five years and will contribute to
meeting housing requirements for Broxtowe.

ALDI Development
3.7

Full planning permission is sought for the erection of a Class A1 foodstore (1,254sqm
net sales area).

3.8

The scheme provides parking for 121 no. vehicles. This provision includes 6 no. parent
and child spaces and 6 no. designated spaces for disabled users. 8 cycle parking
spaces are also proposed, with the cycle parking provided adjacent to the store
entrance and underneath the entrance canopy.

3.9

Hard and soft landscaping is also proposed within the scheme, with low level planting
(consistent with the nature of the site) provided as an edge to the car parking areas.

3.10

Full details of the application scheme are provided by the submitted drawings and
Design & Access Statement.

Site Layout
3.11

The proposed site layout is detailed in drawing reference number V09A93-P003. The
proposed foodstore is located to the south of the application site, adjoining the
Nottingham Road boundary, in order to maximise the presence of the building on the
street scene.

3.12

Car parking is also proposed along the northern boundary of the site, to the rear
(northern) elevation of the store and adjacent to the proposed housing site.

3.13

A designated service area is located along the north-western elevation of the proposed
store, which is separated from the proposed housing by the store car parking.

Design
3.14

The proposed design reflects the character of the area, the existing site and the street
scene.

3.15

The store is proposed as single-storey in height. The front of the store features glazing
and the walls of the store will be finished in white render, reflecting other buildings in the
vicinity.

3.16

More detailed consideration of design issues is set out in the Design and Access
Statement.

Boundary Treatment and Landscaping
3.17

Careful consideration has been given to the boundary treatment and landscaping taking
account of the existing situation. New landscaping is proposed around the perimeter of
the site to enhance the appearance of the area.

Access
3.18

Vehicle and pedestrian access will be taken from Nottingham Road. The existing
somewhat overgrown and disused footpath connecting Nottingham Road to Pinfold
Lane that runs through the site will be replaced by a new footpath, along a more direct
route, which will be properly maintained by ALDI. A further path will be created at the
southern site boundary to provide easy access on foot to the store by customers using
Upper Orchard Street and the residential area beyond.

Parking
3.19

As outlined above, car parking will be provided for 121 customer vehicles. This provision
includes six parent and child spaces and six designated spaces for disabled users.

Servicing
3.20

Servicing of the discount foodstore will take place via the servicing area to be located on
the northern elevation of the store. The self-levelling loading dock installed in such
developments provides for an efficient servicing operation.

3.21

Foodstores of this nature have centralised distribution facilities to serve each of the
operational regions and ALDI operates its own fleet of delivery vehicles. This enables
servicing to be kept to a minimum and on average each store will receive up to three
deliveries per day. Overall, the level of servicing of this store will be minimal when
compared with other larger supermarket retailers.

3.22

The servicing of the store is a one-man operation and, in theory, the servicing can be
done at any time of the day or night. However, as each vehicle also serves other stores,
the exact time of arrival would depend upon the prescribed route for that vehicle on any
particular day.

3.23

A swept path analysis has been undertaken to ensure that service vehicles can safely
access the service facilities without conflict with cars parked at the store. Further details
on servicing arrangements are provided in the Transport Assessment.

Characteristics of a Discount Food Operator
The Store
3.24

The Company’s aim is to provide high-quality products at discounted prices and within a
pleasant shopping environment. Since arriving in the UK at the start of the ‘90’s ALDI
has persistently sought to overcome various negative perceptions associated with
discount food operators, and have now reached the stage where their simple value for
money philosophy is widely understood and accepted. ALDI does not necessarily sell
goods at the lowest possible prices, but rather retail the highest quality goods at the
lowest possible prices. Discounted prices are generally achieved through bulk buying
and economies of scale, limiting the number of lines offered and concentrating on own
label products and maximising efficiency in the operation of the stores.

3.25

Prices are not lower because the quality of products is less. Indeed, ALDI regularly
receive widespread recognition of the quality of the brand, regularly winning awards
including, ‘Which?’ Supermarket of the Year, ‘The Grocers’ – Discounter of the Year and
Blind Tasting Tests.

ALDI Trading Policy
3.26

ALDI’s function is as a supermarket that can act as either a bulk food shop destination
or a ‘top-up’ shopping convenience store, although the emphasis is on providing for
those wishing to carry out a basic weekly shop, which most frequently (according to
most shopping surveys) involves use of the private car. Through their unique retail offer
(involving primarily own label products) ALDI stores also contribute to enhancing the
overall range and choice of convenience goods available within their catchments.

3.27

ALDI stores are modest-scale supermarkets, providing a limited product range. The total
product range is approximately 1,500 lines, which is considerably limited in comparison
with other grocery stores and supermarkets, which carry anything between 2,500 and
40,000 product lines, with superstores carrying up to 60,000 lines. The result is that
ALDI do not stock numerous types of one product (e.g. petfood, bread ranges etc), but
rather one line of a given product range.

3.28

This limited selection of goods includes:

3.29

•

pre-packed seasonal fruit and vegetable lines;

•

general tinned, bottled and pre-packed groceries;

•

frozen and chilled goods;

•

beers, wines and spirits;

•

pre-packed bread, morning goods and cakes;

•

a limited everyday range of non-food household items.

ALDI sell only a limited range of branded goods, which are only sold when, in ALDI’s
opinion, the product offer cannot be ‘bettered’. Local and regional sourcing of products,

particularly for fresh produce and bakery goods, is an important element within the
range.
3.30

ALDI do not sell cigarettes or lottery tickets and stock only a small range of branded
wines and spirits, as well as a limited range of breadlines and a small number of boxed
cakes. The ALDI store format does not include specialist butcher, fishmonger, bakery,
delicatessen or a chemist, which are commonplace with larger supermarket chains.

3.31

This is an important distinction with ALDI and crucial to understanding how stores
operate. In practice this means that, unlike larger supermarket formats, ALDI does not
offer a ‘one-stop-shop’ meaning that, when shopping at ALDI, customers will also have
to visit other shops and services to complete their shopping trip. Further, stores have
only a limited amount of non-food floorspace (approx. 20%), which mostly contains
weekly specials. This is a further difference to larger supermarkets, which can have
between 30%-50% non-food floorspace.

3.32

On this basis, ALDI complements, rather than competes with, existing local traders and
generates considerable propensity for linked trips and associated spin-off trade. Store
opening hours are also more limited than traditional convenience shops/newsagents,
which further limits direct competition with such outlets.

3.33

In this way, the introduction of an ALDI offers considerable benefits to the areas a new
store will serve, increasing spin-off trade as well providing as physical and economic
regeneration. Stores will not only increase main food shopping choice in a locality
generally but, by providing an accessible store offering unrivalled value for money, will
specifically help those members of the local community on restricted budgets.

Merchandising Layout, Parking & Store Equipment
3.34

Crucial to the business model is a tried and tested store format, which the Company has
developed to enable goods to be handled, displayed and sold efficiently, thus enabling
stores to effectively compete and provide the award winning offer. Store layouts are
eminently practical and reflect the Company philosophy of offering unrivalled value for
money through cost effective management. There is no unnecessary expenditure on
elaborate shop fittings with resultant savings being reflected in low prices.

3.35

Merchandise is sensibly displayed in specially designed cases to eliminate stocking time
and allow easy and efficient re-stocking. ALDI make enormous efficiency gains in this
area and pass these directly to the customer. Goods themselves are unloaded directly
into the store (approximately 2-3 deliveries per day) via a dock leveller and can be
transferred directly to the shop floor to go on display.

3.36

The internal store layout and operation has been designed to be efficient and practical
for use by customers; these matters are routinely reviewed and monitored and
adjustments made to the model as required. Retail is, of course, a constantly evolving
and dynamic sector and ALDI are committed to improving operations and shopping
experience to meet the demands and expectations of customers.

3.37

Features included to facilitate this are:

•

long till conveyors that hold a customer’s full shop so as to allow goods to be
unloaded, scanned and then packed quickly by customers.

•

level store access, automatic entrance doors, and wide aisles and checkouts for
easy access by all (the design and layout of new ALDI stores also complies with
the requirements of the Disability Discrimination Act).

•

gondolas and shelving that allow goods to be easily reached.

•

store opening hours of 8am-10pm, and Sunday opening times to enable general
flexibility in choice of shopping (within Sunday trading laws).

3.38

It is the above core philosophy that underpins ALDI’s operator model and is fundamental
to their store development and profitability. Both the Company’s stores and their
distribution warehouses are laid out to reflect the internal shop layout, which ensures
efficient loading, unloading and stocking of shelves. This requires a consistent
floorspace proportion and layout regardless of store location.

3.39

Although the Company has developed stores of different sizes since arriving in the UK,
with the newer stores being larger than the early generation stores, all ALDI stores have
a consistent proportion and layout. Aldi strives to ensure that all of the stores can stock
the full range of goods (and the Company are currently undertaking a programme of
extending their smaller stores), although the amount of circulation space within some of
the smaller stores is reduced. The key factor is that each store displays its range of
goods in the same way and this is a fundamental efficiency factor in the operation which
enables prices to be kept very low.

3.40

Stores are required to have adjacent car parking facilities. In particular, customers
wishing to undertake a ‘weekly’ shopping trip, or those purchasing large and heavy
items, and less able-bodied customers, must have the opportunity to take their goods
home by car irrespective of the accessibility of the store location via sustainable modes
of transport.

3.41

ALDI recognises the need for flexibility in promoting sites for development and pursue
non-standard stores where this will assist in meeting planning policy requirements (as in
this case). When considering the scope for flexibility, however, the inherent nature of
ALDI’s operation as a discount food retailer must be borne in mind. Accordingly, there
are a number of key areas where it is not possible to alter the core design of the store;
as to do so would undermine the operational efficiency of the business and hence its
viability.

3.42

Specific areas of the design and layout of an ALDI store are as follows:

3.43

Retail sales area: this is the most critical aspect of store building design. A 1,254sq m
floor area is required and the dimensions of the retail area are determined by the need
to ensure adequate product display space is provided. The retail sales area is also
specifically designed to enable efficient transfer of products (it has been demonstrated
that a rectangular store design is necessary for appropriate stock transfer, retail display
and security).

3.44

In view of its central importance to the trading and operational success of ALDI’s
business, the size and proportions of the net retail floor area is the area where it is not
possible for ALDI to depart from their core design as to do so would undermine trading
viability.

3.45

Storage and ancillary non-retail floorspace: where the size and shape of a particular
site requires reconfiguration, ALDI can exhibit flexibility, such as compromising service
and storage facilities.

3.46

Design: ALDI recognises that the external appearance of its buildings needs to respond
to their design context. In appropriate circumstances, as in this case, ALDI is able to be
flexible regarding siting, the exterior design and external finishes.

3.47

Parking: ALDI is committed to ensuring that its stores are accessible by a variety of
modes of transport and seek to locate stores where they are accessible to pedestrians
and by public transport. In recognition of the fact that a proportion of customers will
wish to travel by car, ALDI normally seeks parking provision in line with local parking
standards, subject to maintaining overall store viability.

Employment
3.48

An ALDI store typically employs up to 40 staff on a permanent basis (full and part time).
The Company operates a local area recruitment policy and an equal opportunities policy
for staff.

3.49

Store managers and assistants are carefully trained to give fast and courteous service
at tills and are multi-tasked to carry out stock replenishment and other duties. Full and
part-time staff positions are available in stores with the opportunity for training to
achieve efficiency targets and bonuses. The current rate of pay for store staff is almost
twice the level paid by a number of other major convenience retailers.

3.50

The Company’s remuneration and training policy reflects ALDI’s firm belief that a welltrained and highly motivated workforce is an essential component in the continued
success of the business.

4. Planning Policy Context
4.1

The following section provides a summary of the key elements of national and local
planning policy relevant to the proposed development of residential development and
the erection of a Class A1 foodstore at the application site.

4.2

The site lies within the administrative boundary of Broxtowe. The Development Plan for
the District comprises the the Broxtowe Local Plan (September 2004) and the Broxtowe
Aligned Core Strategy (September 2014).

National Planning Policy Framework (March 2012)
4.3

The National Planning Policy Framework (NPPF) was published on 27 March 2012 and
forms the planning framework for England. The previous National policy tier of
PPS/PPG/MPG (as well as Circular 05/2005 and some Chief Planning Officer letters)
has been superseded by the NPPF. PPS10 remains in place at the current time.

4.4

The NPPF should be given significant weight in the assessment of this planning
application. As of 27 March 2013, Broxtowe Borough Council can only afford local
policies contained within 2004 Local Plan such weight as is appropriate to their degree
of consistency with the NPPF (paragraph 215 of Annex 1 of the NPPF). We have
therefore considered the local policy context on this basis.

Presumption in Favour
4.5

A ‘Presumption in Favour of Sustainable Development’ is central to the NPPF.
Paragraph 14 of the NPPF states that:
At the heart of the National Planning Policy Framework is a presumption in favour of
sustainable development, which should be seen as a golden thread running through
both plan-making and decision-taking.

4.6

4.7

Paragraph 14 of the NPPF requires that for decision-taking this means:
•

approving development proposals that accord with the development plan without
delay; and

•

where the development plan is absent, silent or relevant policies are out-of-date,
granting permission unless:
•

any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

•

specific policies in this Framework indicate development should be
restricted.

For plan-making this means that:

4.8

•

local planning authorities should positively seek opportunities to meet the
development needs of their area;

•

Local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt to rapid change, unless:
•

any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole; or

•

specific policies in this Framework indicate development should be
restricted

At plan-making level, the presumption in favour of sustainable development requires
local authorities to ‘positively seek’ opportunities to meet local needs and to prepare
plans with the ‘flexibility to adapt to rapid change’. At decision-taking level, the
presumption in favour of sustainable development means approving proposals for
development that are in accordance with the development plan without delay; where
there is no development plan or where the policies are out-of-date, permission should
be granted unless the impacts of doing so would ‘significantly and demonstrably
outweigh the benefits’.

Core Policies
4.9

Paragraph 17 of the NPPF identifies 12 core land-use planning principles. The
elements of these principles of particular relevance to this application (either in terms of
plan-making or decision-taking) include: encouraging effective use of land by reusing
previously developed land not of high environmental value; taking account of the
different roles and character of different areas; proactively driving and supporting
sustainable economic development; making every effort to identify objectively the
development needs of an area; responding positively to wider opportunities for growth;
taking account of market signals; setting clear strategies for allocating sufficient land
suitable for development taking account of the needs of communities; delivering
sufficient community and cultural facilities to meet local needs; focusing significant
development in locations that are or can be made sustainable.

Retail
4.10

National policy applying to proposals involving retail development is set out at
paragraphs 23-27 of the NPPF and is summarised in more detail in the accompanying
Retail Assessment.

4.11

Paragraph 24 of the NPPF confirms that Local Authorities should apply a ‘sequential
test’ to planning applications for main town centre uses that are not in an existing centre
and are not in accordance with an up-to-date Local Plan. This test is applicable to this
application and is set out in the Retail Assessment.

4.12

Paragraph 26 of the NPPF also confirms that when assessing retail proposals outside
town centres, local planning authorities should require an impact assessment if the
development is over a proportionate, locally set floorspace threshold. If there is no
threshold, the NPPF confirms that the default threshold is 2,500sqm.

Employment
4.13

The NPPF clarifies that pursuing sustainable development includes making it easier for
jobs to be created. Seeking to address barriers to investment is also a key issue.

4.14

Paragraph 19 of the NPPF outlines the Government’s commitment to ensuring that the
planning system does everything it can to support sustainable economic growth. It
states that planning should operate to encourage and not act as an impediment to
sustainable growth. Therefore, significant weight should be placed on the need to
support economic growth through the planning system.

4.15

Paragraph 21 of the NPPF states that: “Policies should be flexible enough to
accommodate needs not anticipated in the plan and allow a rapid response to changes
in economic circumstances”.

4.16

Paragraph 22 of the NPPF advises that planning policies should avoid the long term
protection of employment sites where there is no reasonable prospect of sites being
used for that purpose.

4.17

Additionally, in preparing plans, the NPPF advises that LPA’s should recognise the
needs of a range of economic development (which includes retail development) and
should work closely with the business community to understand existing business needs
and changes in the market (Paragraphs 160 &161).

Housing
4.18

Paragraphs 47 – 55 of the NPPF provide guidance on housing development, under the
title ‘Delivering a wide choice of high quality homes’. The Government’s overall objective
for housing, as stated at Paragraph 47 of the NPPF, is to boost significantly the supply
of housing’.

4.19

Paragraph 49, which effectively replaces the previous provisions of PPS3 stating that
housing applications should be considered in the context of the presumption in favour of
sustainable development.

4.20

Paragraph 51 of the NPPF advises that LPAs should normally approve planning
applications for change to residential use and any associated development from
commercial buildings (currently in the B use classes) where there is an identified need
for additional housing in that area, provide there are not strong economic reasons why
such development would be inappropriate.

Development Plan
4.21

The planning policy context is provided within the ‘saved’ policies of the Broxtowe Local
Plan up to 2011, which was adopted in September 2004 and within the recently adopted
Broxtowe Aligned Core Strategy (September 2014).

Adopted Broxtowe Local Plan (2004)
4.22

A number of the saved policies have been replaced following the adoption of the Core
Strategy in September 2014. However, those saved policies still relevant are set out
below.

Housing Development
4.23

Policy H5 states that on sites greater than 1ha or 25 dwellings, 25% of the dwellings
shall be affordable housing or exceptionally a financial contribution shall be secured to
enable affordable housing to be provided off-site.

4.24

Policy H6 provides density requirements for redevelopment. The policy advises that
where development is within 400m walking distance of frequent public transport services
a minimum of 40 dwellings per hectare is required or 45 dwellings per hectare where
there is a choice of public transport modes.

4.25

Policy H7 advises that housing on sites not allocated for that purpose will be permitted
subject to a range of criteria which includes: ensuring a good level of amenity for future
residents; an acceptable impact on the amenity of existing surrounding access and
parking arrangements and that the land is not allocated for any other purpose with the
Local Plan.

Retail Development
4.26

Policy S3 states that proposals for retail and associated development of more than
1,000sqm gross floorspace will be permitted outside town centre locations only if:
(a) there is an identified need for the proposed development;
(b) availability of a site for the proposed development has been examined and
demonstrated to be unsuitable, first in town centres, and then in edge-of centre
locations, before any proposal to locate elsewhere is considered;
(c) the site (if in an edge of centre location) is within convenient walking distance
of a prime shopping frontage within the town centre;
(d) the proposal, either by itself or when considered with other committed
schemes, would not harm the viability or vitality of any of the defined town
centres, or any other town centre in a neighbouring authority;
(e) the proposal would be well served by public transport and would be easily
accessible by bicycle and on foot;
(f) the proposal includes appropriate provision for access, servicing and car
parking, and the traffic generated by the proposal would be accommodated
satisfactorily on the local highway network.

Transport
4.27

Policy T11 and appendix 4 require satisfactory provision of vehicle parking and
servicing, in accordance with the latest standards.

Broxtowe Aligned Core Strategy (Local Plan Part 1) (2014)
4.28

The Council formally adopted the Broxtowe Aligned Core Strategy in September 2014.
Those policies relevant to the application proposals are set out below.

Employment
4.29

Policy 4: Employment Provision and Economic Development sets out that the
economy of the area will be strengthened and diversified with new floorspace being
provided across all employment sectors. The policy confirms that this will be achieved,
amongst other things, by appropriately managing existing employment sites and
allocations and where circumstances where existing employment sites are unattractive
to the market consider the release of these sites.

4.30

Paragraph 3.4.2 recognises that jobs created outside traditional employment uses will
assist in sustaining a strong and flexible economy, as they account for around half of all
jobs. When making planning decisions, regard will be given to all uses which generate
employment, which includes retail uses.

Housing
4.31

Policy 8: Housing Mix and Choice sets out the approach to ensuring that new housing
development includes an appropriate mix of housing types, sizes and tenures. It sets out
the approach to affordable housing and establishes a 30% target for Broxtowe Borough
Council.

Retail Development
4.32

Policy 6: Role of Town and Local Centre identifies Stapleford as a District Centre.
The boundaries of the centres, primary shopping areas are to be defined in part 2 Local
Plans. The policy sets out that Stapleford District Centre is in need of enhancement.
The policy seeks to maintain and enhance the vitality and viability of all centres and
applies a sequential approach to main town centre uses.

Transport
4.33

Policy 14: Managing Travel Demand seeks to encourage development in the most
accessible locations for walking, cycling and public transport.

4.34

Policy 15: Transport Infrastructure Priorities advises that where new development
includes provision to ensure that journey by non-private car modes is considered.

Design
4.35

Policy 10: Design and Enhancing Local Identity requires development to create an
attractive, safe, inclusive and healthy environment and also to reinforce local
characteristics. Policy 10 provides a set of elements in which development will be
assessment.

Sustainability
4.36

Policy 1: Climate Change expects all development to mitigate and adapt to climate
change and contribution to local target on reducing carbon emission and energy use
unless it can be demonstrated that compliance with the policy is not viable or feasible.

Planning Contributions
4.37

Policy 19: Developer Contributions confirms that development will be expected to
meet the reasonable cost of infrastructure required as a consequence of the proposal.

Emerging Local Plan Policy
Broxtowe Site Allocations DPD
4.38

Broxtowe Council consulted on their Issues and Options Site Allocations DPD in
November 2013 to January 2014. More recently the LPA have consulted on a Preferred
Approach to Site Allocations-Green Belt Review. The Site Allocations DPD is still at a
very early stage and can therefore be afforded limited weight in the determination of this
planning application.

4.39

Once adopted the Site Allocations document will form Part 2 of the Broxtowe Local Plan.

4.40

The application site is identified as a draft housing allocation within the Issues and
Options Allocation DPD (Site H51). The allocation is intended to deliver approx. 50
dwellings within the next 5 years.

Stapleford Town Centre Area Action Plan
4.41

Views are currently being sought by the Broxtowe Borough Council in order to facilitate
the preparation of an Area Action Plan for Stapleford District Centre. The application site
lies within the proposed area action plan boundary. However, the document is still at an
early stage and no detailed work has been produced to date.

Evidence Base
Greater Nottingham Retail Study 2008: Partial Update 2013 (July 2013)
4.42

In 2013, DTZ were commissioned by Nottingham City Council to undertake a partial
update of the Greater Notting Retail Study (GNRS) of January 2008. The purpose of this
study is to reassess the quantitative capacity for retail development over the period to
2026 in Nottingham as well as selected centres and the principal out-of-centre shopping
locations in Greater Nottingham, this includes Broxtowe.

4.43

The update study concludes that there is no capacity identified for future convenience
retail in Stapleford. In considering all existing retail commitments, DTZ calculate that
there is -200 sq m net floorspace capacity as of 2016; and -200 sq m net floorspace
capacity to 2026.

Greater Nottingham Retail Background Paper (June 2012)
4.44

The Greater Nottingham Retail Background Paper (GNRBP) was produced by
Nottingham City Council, Nottinghamshire County Council, Broxtowe Borough Council,
Gedling Borough Council and Rushcliffe Borough Council. This paper was published in
June 2012 and provides an updated health check for Stapleford.

4.45

The study concludes that Stapleford town centre in 2012 was suffering due to the lack of
larger units in the primary area which has resulted in a relatively low representation of
major retailers. The study advises that opportunities for the centre include the potential
for commercial expansion on the empty public house sites and the Derby Rd car park.
An updated analysis of Stapleford centre’s health is outlined in section 5 of this report.

The Greater Nottinghamshire Employment Background Paper (June 2012)
4.46

The Employment Background Paper (June 2012) highlights a decline in manufacturing
and warehousing employment up to 2016 and this decline is expected to continue
beyond this date. It also identifies an oversupply of sites for these sectors.

4.47

The Employment Land study recommends that some employment sites should be
considered for release to other uses, as they no longer serve the needs of modern
businesses. It is therefore vital that viable employment sites that are an important
source of jobs and cater for a range of numerous businesses and enterprises should be
protected as they remain an important economic driver for the area, and when located in
and near deprived areas, can help to provide less-skilled jobs. However, some
employment land is no longer viable in its current use, and should be released for
redevelopment.

Broxtowe Strategic Housing Land Availability Assessment (SHLAA) (2012)

4.48

The Broxtowe SHLAA was published in 2012 and is informed on information with a base
st
date of 1 April 2011. The application site is included within the assessment (Site Ref:
H51) as being suitable and achievable, and consequently a developable site for housing
development. The potential yield was suggested within 5 years, with a potential
dwelling capacity of 50.

4.49

The SHLAA report further advises that a review of employment land was undertaken by
officers in 2012, whereby an assessment was made of whether existing employment
sites should be retained for employment use or whether they would be more suitable for
release for residential development. A summary of this review is given in Table 9 of the
SHLAA report. The conclusion with regard to the Pinfold Trading Estate in Table 9 was
that it could be released in whole. The detailed assessment of the site concluded: “The
site is available and suitable, with no major barriers to achievability.”

5. Health Check
5.1

In assessing the impact of the proposal on existing centres, it is firstly necessary to
establish which centres should be considered.

5.2

The application site is situated on the edge of the defined district centre of Stapleford.
The majority of the proposed store’s turnover and trade diversion will be derived from
Stapleford and it is therefore considered, that is the only centre which needs to be
assessed.

5.3

Our analysis of the potential impact of diversion on the centre is informed by the Greater
Nottingham Retail Background Paper (June 2012), together with the most recent GOAD
Centre Report (December 2012), the ‘health check’ assessment carried out by the LPA
as part of the Site Allocations DPD- Issues and Options report (Nov 2013) and our
survey undertaken in October 2014.

5.4

With reference to the relevant assessment criteria as set out in Planning Practice
Guidance a summary of the key findings of the health check of Stapleford district centre
are set out below.

Stapleford Town Centre
5.5

Stapleford lies on the south western border of Broxtowe. The centre is close proximity
with the A52 allowing for convenient access to Derby City Centre, Nottingham City
Centre and the M1. The Church Street Gateway to the north east is a designated
conservation area which contains the list St Helen’s Church and monuments.

5.6

The Centre is linear in shape, straddling both sides of Derby Road and extending some
way up Church Street and Nottingham Road. The Primary Shopping Area (PSA) as
defined by Broxtowe Council, is centred around one side of Derby Road (even numbers
2 to 68).

Retailer Representation
5.7

The majority of retailers in Stapleford’s retail centre are independent; however there are
some national retailers, such as Sainsbury’s Local, Iceland, Greggs, Co-Op and Farm
Foods. There is also a Lidl store a short distance to the south of the centre. The centre,
therefore, benefits from representation of a range of retailers, although none of those
retail outlets individually are capable of meeting all the grocery shopping needs of
consumers carrying out a bulk food shop, due to restrictions in size or car parking or
both. The LPA’s health check, carried out in 2013, identifies the preponderance of small
retail units within the centre which they correctly deduce, reduces the attraction of the
centre for national multiple retailers.

Diversity of Uses
5.8

We have surveyed the centre and the following table provides a breakdown of uses
within the centre. This updates the Council’s Retail Background Paper figures and the
most recent GOAD Centre Report dated December 2012. The updated Turley survey
has been based on the obtained GOAD Plan, however, it should be acknowledged that

the defined district centre boundary of Stapleford extends further along Nottingham
Road and includes Albert Street.
Table 1: Land Use Composition of Stapleford District Centre

2012 GOAD Centre Report

2014 Turley

(December 2012)

(October 2014)

UK National
No. of Units

% of Units

No. of Units

% of Units

Use

Average (%)
(September 2014)

Conven
ience

10

8.13

9

5.92

8.96

49

39.84

54

35.53

40.56

40

32.52

61

40.13

36.84

22

17.89

16

10.53

12.49

neous

2

1.62

12

7.90

1.15

Total

123

100

152

100

100

Compar
ison

Service

Vacant

Miscella

Source: GOAD Centre Report December 2012 and Turley Health Check Update October 2014
5.9

In terms of convenience goods it is evident that the centre has a lower than average
representation (5.92% v 8.96%). Nonetheless, in terms of the quality of the retail offer,
there is a good mix of both national and smaller independent retailers (inc. newsagents,
health food shops) available to local residents, together with several small
supermarkets. What is lacking is a major foodstore ‘anchor’.

5.10

In terms of comparison goods provision the centre is below national average (35.53% v
40.56%). However, overall there appears to have a fairly good provision reflecting its
status as a district centre within the retail hierarchy.

5.11

The centre also contains a good range of service uses, which is higher than the UK
average. These include cafes, estate agents and travel agents as well as public houses
and the main banks.

5.12

The LPA’s centre audit also identified a good range of retail outlets to meet everyday
shopping needs (albeit that the majority are independent specialist retailers rather than
national multiples), a good range of service uses, a high representation of community
facilities (such as a new medical centre, a library, religious institutions and social clubs)
which act as attractors to the centre and help build a strong sense of community.

Number of Vacant Units
5.13

In 2012 the GOAD Centre Report identified a total of 22 vacant units in Stapleford. Our
study conducted in October 2014 counted 16 vacant units. This suggests an
improvement in the level of vacancies in recent years (based on the GOAD Plan defined
centre), commensurate with a gradual improvement in the general economic position.
The current (Oct 2014) position is that in percentage terms the centre is now under the
national average, in respect of vacancy rates (Table 1 above). We note that the LPA’s
town centre audit of 2013 appears to indicate that the number of vacant units in the
centre was 11, equating to approx. 9% of the total number within the centre (as defined
by the LPA).

5.14

Table 2 below, provides information on the former use of the (current) vacant units and
floorspace area.

Table 2: Vacant Units in Stapleford
2

Property Address

Former Use Class

Area (m ) (GROSS)

Unit 1 Alexandra Street

A1

60

14 Derby Road

A1

250

Unit 2 Alexandra Road

A1

60

21 Nottingham Road

A1

50

242 Derby Road

A1

70

192-194 Derby Road

A1

350

23 Nottingham Road

A1

60

6 Derby Road

A1

30

30 Derby Road

A1

90

Unit to the rear Sainsbury’s
Local Derby Road

A1

120

230 Derby Road

A1

90

22 Derby Road

A2

240

246 Derby Road

A1

60

169 Derby Road

A1

70

Derby Road

A1

250

250-254 Derby Road

A1

370

8 Derby Road

A2

30

Source: GOAD Network Plan and Turley Survey October 2014
5.15

Table 2 demonstrates that the vacant units are relatively small and range between 30 to
370 sqm. As will be explained in more detail in the following section, the vacant units in
the centre are not suitable to accommodate the proposed development, due to their
small scale, configuration and lack of associated customer car parking provision.

Accessibility
5.16

The district centre is accessible by car and bus. Car parking is limited within the centre;
nonetheless, the centre is well serviced by public transport, with a number of bus routes
operating between the centre to Derby and Nottingham and the wider surrounding area.

Environmental Quality
5.17

As stated in the LPA’s health check, the environmental quality of the centre is dated and
has suffered as a result of its disjointed linear layout of the centre. The central primary
shopping area is broken up by residential properties and the quality of the public realm
does not seem to be consistent throughout. A strong disadvantage is that Stapleford
does not appear to have a definite ‘heart’ to its centre.

5.18

Notwithstanding the above, there is little evidence of vandalism or graffiti around the
centre and little to suggest of any substantial issues with crime.

5.19

The Greater Nottingham Retail Study (GNRS) 2012 provides a commentary of the
centres strengths and weaknesses of the centre. In terms of strengthens, the centre was
recognised as catering predominantly for top-up shopping, with Co-Op, Sainsbury Local
and Iceland situated within the centre. It also states that there is a high representation of
community facilities such as a new medical centre, library and a number of religious
institutions and social clubs which encourage residents into the centre creating a strong
sense of community. The main weakness of the centre is the lack of larger units,
therefore the centre is unattractive to many ‘high Street’, national multiple retailers which
has resulted in a small representation of such retailers within the centre.

Summary and Conclusion
5.20

Overall, Stapleford District Centre is performing reasonably well on most indicators of
centre ‘health’. Our assessment indicates that Stapleford fulfils that role well, albeit that
it serves a relatively local catchment compared to some other District Centres in the
Greater Nottingham area, mainly as a result of the lack of national multiple or major
supermarket presence. It is therefore considered that the centre would benefit from the
increased investment from a major retailer (ALDI) to help reduce current leakage of
expenditure to other centres.

6. Sequential Assessment
6.1

This Section of the report assesses the proposal against the criteria set by the
‘sequential test’.

6.2

A sequential assessment has been undertaken for this development proposal, which
proposes a main town centre use in an accessible location, but one that is situated on
the edge of a designated retail centre.

6.3

The assessment is based on research undertaken by Turley, including a site visit to
Stapleford District Centre in October 2014. Appendix 1 provides site location plans for
each site assessed.

6.4

Pre-application discussions with the LPA confirmed that the area of search for
sequential sites should focus on Stapleford District Centre. Various sites, mainly
identified by the LPA, are assessed below. Furthermore, our site visits have not
revealed any other sites which merited detailed review. As stated in section 5 above, all
units within the centre identified as vacant can be immediately discounted due to their
size, with the largest equating a maximum floorspace of 370sqm only.

Overview & Approach to Assessment
6.5

In considering potentially sequentially preferable sites, we have considered the scope
for disaggregation of the scheme and have taken a flexible and proportionate approach
to the amount of floorspace and associated back up space, servicing and parking
required for the retail unit proposed.

6.6

While it is incumbent upon the applicant to adopt a flexible approach in determining
whether potentially sequential superior sites may accommodate the proposal, as the
Courts held in Tesco Stores Limited v City of Dundee [2012] UKSC 13 this does not
require applicants to consider sites or premises that would plainly not meet their
commercial needs.

6.7

That case is material to the operation of the sequential approach. It was a decision of
the Supreme Court (21 March 2012) and as such has currency in England and Wales,
although it relates on an appeal by Tesco Stores Limited in Scotland. This appeal was
lodged in relation to a planning permission granted to Asda and MacDonald Estates in
Dundee, and has relevance with regard to the application of the sequential test.
Although focusing on the question of ‘need’, the case considered the application of the
sequential test and the meaning of ‘suitable’ in relation to need and alternative sites.

6.8

It was held in the Judgment that ‘suitable’ means ‘suitable for the development proposed
by the applicant’, subject to the qualification that flexibility and realism must be shown by
developers.

6.9

Reference was made in the decision to another case (Lidl UK GmbH) v Scottish
Ministers [2006]), in which Lord Glennie had observed, in relation to the sequential
approach, that the question to be addressed is whether an alternative site is suitable for
the proposed development, not whether it can be altered or reduced to fit an alternative

site. In the case under consideration (the Asda store proposal in Dundee), the
assessment had not been confined to sites that could accommodate the development in
the precise form in which it had been designed; but had examined sites that could
accommodate a smaller development. Hence, it was considered that flexibility had been
demonstrated by Asda/MacDonald Estates through the application process.
6.10

The principles established by the “Dundee” judgement were upheld by the Inspector
(and subsequently endorsed by the Secretary of State) in the “Rushden Lakes” appeal
decision (APP/G2815/V/12/2190175). At paragraph 8.44 the Inspector states:
“ The Supreme Court has told us in Dundee what “suitable” means and it has expressly
rejected the notion that “suitable” means that one should alter or reduce the proposal so
as to fit onto an alternative site.”

6.11

He also states, at paragraph 8.45 that:
“ In summary it [ the Dundee case] establishes (a) that if a site is not suitable for the
commercial requirements of the developer in question than it is not a suitable site for the
purposes of the sequential approach; and (b) that in terms of the size of the alternative
site, provided that the Applicant has demonstrated flexibility with regards to format and
scale, the question of whether the alternative site is suitable for the proposed
development, not whether the development could be altered or reduced so that it can be
made to fit the alternative site”

6.12

The trading format of a discount foodstore is critical to the success of the business and
thus the ability to delivery low cost goods. These formats are tried and tested, which
such retailers have developed to enable goods to be handled, displayed and sold
efficiently. Store layouts are eminently practical and the resultant cost savings are
reflected in the low prices that define the business model (for further details please refer
to Section 3 of this report).

6.13

The proposal seeks to provide a discount facility to enhance the retail offer of the
existing area, particularly assisting those residents on low incomes. The proposals will
improve the retail offer, competition and choice. An alternative location would not
achieve the same aims and would be ‘unsuitable’ for this reason; this is a material issue
applying the principles established in the Dundee case (see above).

6.14

We have nevertheless considered more central sites and units based on a flexible
approach that considers a range of potential sites of all sizes, including smaller retail
units to deliver the proposed discount foodstore. Our search has focussed on Stapleford
District Centre. The parameters for the assessment are set out below.

6.15

We conclude that the application site is the only site that is suitable, available and viable
for the form of development proposed in this case; and that it is the only site suitable for
the development proposed.

Sequential Assessment - Parameters
6.16

In relation to site characteristics, the principal assessment parameters are:

6.17

•

Availability – whether sites are available now or are likely to become available for
development within a reasonable period of time (determined on the merits of a
particular case, having regard to, amongst other matters, the applicant’s suitability
criteria and timescales and the willingness of the landowner to sell at a
reasonable land value).

•

Suitability – with due regard to the requirements to demonstrate flexibility,
whether sites are suitable to accommodate the proposal. This involves
consideration of site size and configuration, adequacy of access, topography as
well as matters relating to designation (Historic Assets to be retained, important
wildlife habitats etc).

•

Viability – whether there is a likelihood that the developer/occupier will be able to
make a reasonable return over time from a site, due to factors such as physical
site constraints that involve extraordinary costs to overcome, expectations of land
value from potential sellers and the commercial ‘presence’ of the site, taking into
account established competing facilities. The concept of viability applied to
potential alternative sites depends in part on the nature of the proposal and the
timescale over which the applicant requires it to be delivered.

The above parameters provide a robust and policy-compliant basis for assessment.

Stapleford District Centre Sites
Stapleford (Former) Police Station
6.18

The site is situated on the corner of Derby Road/Nottingham Rd and Toton Lane. The
site comprises the former Stapleford Police Station and associated buildings, Maycliffe
Welfare Hall and Cliffe Hill Avenue public car park. In order to investigate the contention
of the LPA that this site is a sequentially preferable alternative to the subject site for the
proposed foodstore, ALDI have sought independent advice from Aspinal Verdi,
specialist economic development viability consultants. Their considered response is
attached at Appendix 2. The following paragraphs summarise the main conclusions
reached.

6.19

The site is approx. 0.5 ha in size, which is the minimum size that ALDI require, provided
that size of site is appropriately shaped (i.e. rectangular). However, the shape of the
Stapleford Police Station site is irregular. This reduces the options for the location of the
store building within the site.

6.20

The configuration of the surrounding roads at this location means that it will be
necessary to use the existing site access to the public car park as the vehicular access
to the ALDI store. The existing access is off a side road linking to Toton Lane, which is
in itself a secondary local road. The main customer access to the store would therefore,
be inconvenient and difficult to locate, especially for customers unfamiliar with the
locality. It also generates additional constraints on where to position the store within the
site.

6.21

There is a significant level difference across the site of at least 4.0m. The existing public
car park is at a substantially higher level than the existing buildings on the site. It is a
fundamental requirement for the viability of an ALDI store to have an area of customer

car parking conveniently located relative to the store entrance and that car parking area
needs to be at a gradient of no greater than 1:40 so that the customer trolleys do not roll
away if not attended by the customer.
6.22

A combination of the need to carry out extensive site levelling works to achieve the right
relationship between the store and the car parking; the need to provide a store that
meets the minimum requirements of 1,254sqm net sales area within a rectangular store
configuration (that achieves the necessary standardisation of internal floorplate layout
and goods display which is fundamental to the ALDI business model); and the need to
provide a site access that can met the requirements for delivery vehicles and customer
cars, results in a site layout scheme that would generate a number of fundamental
problems for ALDI as described further below (Drawing B14A97-FEAS-01 attached at
Appendix 3 illustrates this):
(a)

The level of customer car parking that can be achieved is around 32. Evidence
gathered from over 500 operational ALDI stores in the UK indicates a normal
requirement for over 100 spaces. Therefor in this instance, the ALDI store would
have to operate with a car park which is less than a third of the size it needs. This
deficit would be exacerbated in practice at this location, as the site is within the
existing centre and the store car park would undoubtedly function as a town
centre parking facility, both for ALDI store customers making linked trips to the
other centre facilities and outlets, and potentially for other town centre visitors
who may not be ALDI customers. This scenario is highly likely given the current
use of (part of) the site as one of only a few public car parks currently serving the
centre. Such circumstances would normally give rise to a requirement for higher
levels of customer car parking, due to longer stays associated with linked
shopping trips. While misuse of the car park can be controlled, to an extent,
through the imposition of Parking Eye systems that impose fines on those who
overstay a specified period, this is not favoured by customers and may ultimately
undermine the viability of the store (in that it deters customers from regularly
visiting the store).

(b)

ALDI’s transport consultants, Connect, have recently carried out parking
accumulation surveys for ALDI stores in a variety of ALDI store locations (in centre, edge and out of centre), within the South East of England. That research
reveals that parking demand within town centre located stores is higher than that
for edge and out of centre locations, precisely due to the reasons described
above. While that research is commercially sensitive, it can be made available to
the LPA on request (on a confidential basis).

(c)

The layout shows the store building on a roughly north-south axis, with the store
delivery area and other 'inactive' elevations fronting onto Nottingham Road and
the store entrance located on the southern/south eastern elevation, close to the
store vehicular entrance. Not only does this mean that there is a very poor
relationship between the store entrance and the customer car parking area, but
also the impact on Nottingham Road/Derby Road from an urban design
perspective would be harmful, with the least interesting store elevations being the
dominant feature from the main road. That impact would be exacerbated by the
need the raise the store above Nottingham Road (in order to achieve the

appropriate levels within the site) and related need to erect a substantial retaining
wall along the Derby Road frontage. Raising the store above Derby Road would
also mean that access to the store from that Road on foot would be impeded by
the need to provide stairs and/or ramps. This would act as a significant deterrent
to linkages on foot to the centre, particularly for the less mobile. Attempts to try to
overcome these issues though 'handing' the store has failed as the servicing
arrangements would not function.
6.23

The scheme shown at Appendix 3 represents a concerted attempt by ALDI’s architects
to work with the inherent constraints associated with this site to provide the best fit for
an ALDI store. The result is a scheme that is so compromised as to render the site
unsuitable and unviable in terms of meeting ALDI’s basic requirements.

6.24

In terms of viability it is also important to note that ALD’s quantity surveyors have
assessed the likely cost of implementing the scheme at Appendix 2. The outcome is that
the abnormal costs of site development are over £0.6m- this means that the cost of
building the scheme shown are substantially higher than the average cost for developing
an ALDI store, due in the main to extraordinary costs associated with demolition, site
levelling and associated retaining walls. That extra cost does not, however, provide
ALDI with a satisfactory scheme. It is a compromised scheme that will be less popular
than other stores that do not have such compromises. In this case, there is an existing
LIDL store to the south of the centre which ALDI would compete with directly for trade.
That store already has an established customer base. The decision to invest by ALDI in
a particular location by ALDI (or any other major retailer) is based on whether it can be
confident that it can compete for trade with established retailers on a long term basis (in
addition to short term site cost considerations). ALDI does not have the confidence that
it could compete successfully at the Toton Lane site.

6.25

Fundamental to the future success of the ALDI store is being able to provide enough car
parking to meet customer needs. Your Policy colleagues appear to suggest that a town
centre located store can ‘live with’ a small number of car parking spaces because it is an
inherently sustainable location. While we acknowledge that, for comparison goods
shopping, this is a reasonable point, the position with food shopping is different. For all
of the media talk of changing food shopping patterns, the vast majority of food shopping,
especially for a weekly shop, is carried out using the private car. This is purely a function
of transferring trolley loads full of purchased goods to the home. ALDI operates on
relatively low margins compared to the major food retailers and its viability as a business
model is based on customers bulk buying the limited range of goods sold in the store.
That mode of shopping is mainly done by car.

6.26

There is a further constraint associated with this site relating to ‘availability’. ALDI's
solicitor advisors have also investigated the title of this site. It appears that the whole of
the site, other than the police station, is held by the Council as "Possessory Title". This
(as advised by ALDI's solicitor's) is not a good and marketable title. There have been
occasions where ALDI have been involved in site purchase where a small part of the
land in question is in possessory title, which they have managed to overcome through
the use of appropriate title insurance. However, ALDI would be very concerned about a
site where the greater part of the land is held in possessory title due to the significant
potential risks involved. It may be that in the course of time the Council may be able to

change the title of the land to a form which is appropriate for open market sale.
However, we consider that the timescale for achieving this is likely to be prohibitively
long for ALDI to endure, given that they have identified a clear immediate need for one
of their stores in this locality.
6.27

In summary, it is concluded that the land in question does not meet the relevant tests of
being suitable for the development proposed, available within a reasonable time period
and viable for the proposed use for the reasons discussed in detail above.

Chequers Inn Public House
6.28

The Chequers Inn site is approximately 0.08 hectares and is situated on the intersection
of Nottingham Road and Church Street. The site comprises a public house and
associated car parking. Access to the site is via the car park off Church Street.

6.29

The site is not being actively marketed and is therefore not available. The site can be
immediately discounted as it is significantly too small to accommodate the proposed
development, even when adopting a reasonable and flexible approach to development.

6.30

Given the above, the Chequers Inn site is not seen as a viable alternative to the
proposal site.

Warehouse and 135 to 141c Derby Road
The site is situated along Derby Road within the defined district centre boundary of
Stapleford. The site comprises a retail warehouse and a number of retail/commercial
unit’s numbered 135-141C Derby Road with associated parking. All units are currently
occupied by independent retailers. With the warehouse and adjacent units combined the
site would extend some 0.39 hectares.
6.31

The units all appear to be occupied by retailers and are not currently being marketed
and therefore not available. ALDI have also investigated the land ownership on this site
and have identified that there are numerous title holders, the effect of which would be to
create significant land assembly difficulties and substantial delays in terms of relocating
or extinguishing existing occupiers. Furthermore, the overall site area is too small to
support the floorspace requirement of the proposal and therefore not considered
suitable.

6.32

Given the above, warehouse site and 135-141c Derby Road are not seen as a suitable
nor available alternative to the proposal site.

Whiteley College
6.33

This site lies outside of the defined district centre of Stapleford and is situated in close
proximity of the proposal application site. It is therefore considered an edge-of-centre
site which is not sequentially preferable than the site. The site is currently occupied by
the premises of the former Whiteley College and is approximately 0.25ha in size.

6.34

The former college buildings are not being actively marketed and therefore not available
at the present time.

6.35

This site can be discounted immediately on the basis that it is too small to accommodate
the proposed ALDI store, together with an appropriate level of surface level customer
level car parking. It is, therefore, unsuitable for the intended use.

6.36

Given the above, the Whiteley College site is not seen as a viable alternative to the
proposal site.

Conclusions
6.37

As part of this review, we have considered the suitability and availability of alternative
sites to accommodate the proposed foodstore. We have considered sites appropriate to
the catchment area that the store seeks to serve. Even allowing for an appropriate
degree of flexibility, none of the identified sites can be considered suitable (or viable)
and available for the development proposed. As a result, the application site is
considered to comply with the sequential approach to site selection.

7. Impact Assessment
7.1

This section of the report sets out our assessment of the economic implications of the
proposed development drawing on the data and analysis outlined above. The impact
analysis is presented as a series of tables, which are included in Appendix 4.

Assessment
7.2

The proposed development is a discount foodstore with a gross floorspace of 1,880 sq
m and a net sales area of 1,254 sq m. The application is submitted on the basis that
ALDI will be the end-user and this is reflected in our assumptions below.

7.3

The assessment directly addresses the policy context as set out in Section 3, including
the impact ‘test’ identified at Paragraph 26 of the NPPF. Whilst the proposed
development falls below the threshold for (retail) impact assessment identified in the
NPPF, Saved Policy S3 of the Broxtowe Local Plan (2004) stipulates that any retail
development proposal providing over 1,000 sq m gross floorspace outside a town centre
should be the subject of an impact assessment. As such, a proportionate retail impact
assessment has been undertaken as required by the Local Plan.

7.4

The Council’s retail evidence base, although partially updated in 2013, does not identify
turnovers for stores in the Stapleford area and, as such, cannot be used to inform this
assessment. In the absence of retail study data, our analysis is based on the
benchmark/average turnovers (calculated from published data) of existing foodstores
and convenience floorspace within the catchment area of the proposal. This
‘proportionate approach’ is considered to be both realistic and robust.

Supporting Data
7.5

The Greater Nottingham Retail Study 2008: Partial Update 2013 is the most recent retail
assessment commissioned by the five Nottinghamshire Local Authorities (including
Broxtowe Borough Council). This was prepared by DTZ and is substantially based on
the results of a 2007 household survey. Whilst useful in a general sense, the household
survey and the analysis based upon it are considered to be out-of-date and
inappropriate for the purposes of identifying store/centre turnovers and apportioning
impacts. Moreover, the survey does not provide detailed data on localised shopping
patterns in and around Stapleford.

7.6

It has therefore been necessary to adopt a ‘benchmarking’ approach in order to estimate
the current turnover of existing floorspace in the catchment area. This is considered to
provide an appropriate, robust and proportionate basis for quantifying impacts in this
case.

7.7

The benchmark assessment has been informed by floorspace figures derived from
Oxford Retail Consultants (StorePoint) and sales densities derived from Verdict
(2012/13). Catchment area population and expenditure has been obtained from Pitney
Bowes. This incorporates data from the 2011 Census of Population. Future spending
projections are based on up-to-date retail growth trends. Expenditure data used in the
assessment reflects the socio-economic characteristics of the local population and is

specific to the drive-time catchment area. Details of the catchment area are set out
below.

Commitments
7.8

A new Iceland foodstore on Derby Road (502 sq. m net) in the Stapleford district centre
was granted planning permission on 29 October 2013 (LPA ref: 13/00393/FUL). The
store recently commenced trading (in August 2014). We have factored this floorspace
into our benchmark analysis of existing stores in Stapleford.

7.9

We are not aware of any outstanding retail commitments that should be taken into
account as part of this assessment.

Methodology
7.10

Drawing on available published data (updated where appropriate), we have adopted a
conventional step-by-step, trade draw methodology to assess impact. This is based on
an estimate of store turnover (and supporting catchment area expenditure) in the
‘design’ and ‘impact’ years, and a series of judgements relating to the proportion of
turnover estimated to be diverted from existing centres and stores.

7.11

These judgements reflect factors such as scale, nature of retail offer, location/distance,
and the extent of ‘trading overlap’ (or competition) of the proposal with competing
facilities, underpinned by the principle of ‘like competing with like’. Proximate facilities
with a similar catchment, and trading in the same market sector, will experience the
greatest impacts adopting this approach. Conversely, distant facilities of a differing
scale and nature (such as local facilities and convenience stores catering for day-to-day
needs) will be far less likely to experience competitive effects (diversion of trade).

7.12

Impact is expressed as a percentage of existing centre/store turnover diverted to the
proposal in the impact year. As indicated above, supporting information, such as retail
floorspace, has been derived from Oxford Retail Consultants and Verdict.

7.13

This methodology is widely applied in retail assessment work and reflects that
advocated in the recently published Planning Practice Guidance (March 2014). The
approach is considered to be logical, robust and transparent. It represents a
proportionate approach in this case given the relatively limited scale of the proposal.

7.14

There are six main steps underlying this approach:
•

Step 1: define a catchment area and quantify population and spending.

•

Step 2: identify base, design and impact years for the assessment.

•

Step 3: estimate the turnover of existing stores and centres in a ‘no development’
scenario (i.e. what will happen if the development does not take place).

•

Step 4: estimate the turnover of the proposal and commitments.

•

Step 5: apportion the turnover of the subject proposal (and any commitments) to
stores/centres using a trade draw methodology, based on an understanding of
local retail geography and the extent to which the proposal will compete with
existing facilities (stores in the same market sector having the greatest propensity
to divert trade from comparable facilities).

•

Step 6: quantify impact and assess the consequences for established centres.

7.15

The majority of the proposed foodstore’s turnover would comprise convenience goods
sales. In terms of floorspace usage, some 20% only would be devoted to the retailing of
comparison items.

7.16

As comparison retailing is limited in scale; ancillary to the main function of the store as a
food and grocery outlet; and trades at lower sales densities, it is considered ‘de minimis’
in the context of the overall development. Comparison goods impacts have accordingly
not been specifically assessed, the analysis focussing on the implications of the
proposal for existing convenience facilities. Comparison turnover has, however, been
considered in broad terms in relation to estimated expenditure growth in catchment
area.

Assumptions and Assessment Parameters
7.17

The principal supporting assumptions and assessment parameters are as follows:

7.18

Base, design and impact years: base year of 2014 (the current year), design year of
2016 (defined by the PPG as the second full calendar year of trading after opening) and
impact year of 2019 (defined by the NPPF as five years from the time the application is
made).

7.19

Price Year: constant 2013 prices.

7.20

Catchment Area: having regard to the characteristics of the proposal (i.e. a discount
foodstore) the catchment area has been defined on the basis of a ten minute off-peak
drive-time from the proposal site. This area has been generated by Pitney Bowes and is
illustrated on the plan provided at Appendix 5. The catchment area extends to include
the Stapleford district centre and Beeston town centre.

7.21

Population and Expenditure: derived from Pitney Bowes AnySite Report data (2013
estimates). This data takes into account local socio-economic factors. In order to
quantify future levels of retail expenditure within the catchment area, we have applied
the latest ultra long-term trend growth rates identified by Pitney Bowes (Retail
Expenditure Guide, August 2013) as follows: +0.5% per annum for convenience goods;
and +4.9% per annum for comparison goods.
Total available expenditure in the
catchment area in forecast years is a product of both population change and spending
growth applying these trend-based projections.

7.22

Turnover of existing convenience stores: calculated by multiplying the net
convenience goods floorspace of existing foodstores in the catchment area by the
average sales density identified for each retailer.

7.23

Turnover of proposal: calculated from the net floorspace and the sales density of ALDI
derived from Mintel Retail Rankings, 2014. The resulting sales densities are £8,952/sq
m for convenience goods and £7,456/sq m for comparison goods, both at 2013 prices.

Impact Assessment
7.24

The analysis is set out in a series of tables in Appendix 4. The assessment shows the
following:

Population and Expenditure (Tables 1 & 2, Appendix 4)
7.25

Table 1 shows the available convenience goods expenditure generated by the resident
population within the catchment area. From 2014, total available convenience goods
expenditure in the catchment area is projected to increase by +£10.96 million (to
£222.23 million) in 2019. The corresponding estimated increase in comparison goods
spending is +£85.39 million between 2014 and 2019 (to £367 million - Table 2).

Convenience Turnover of Existing Stores and Centres (Table 3, Appendix
4)
7.26

Table 3 shows the ‘expected’ (or benchmark) convenience turnovers of existing centres
and stores in the catchment area at 2014, 2016 and 2019. This is based on floorspace
figures obtained from Oxford Retail Consultants, and average sales densities calculated
from data published by Verdict. The position in 2016 and 2019 represents the ‘no store
development’ scenario.

Turnover of the Proposal (Table 4, Appendix 4)
7.27

Table 4 sets out the estimated convenience and comparison goods turnover of the
proposal in design and impact years (2016 and 2019). This is based on data published
by Mintel Retail Rankings, which has been used to calculate convenience and
comparison goods sales densities. As indicated above, the operator is ALDI and the
turnover has therefore been calculated applying an ALDI average sales density.

7.28

Applying a turnover ratio of £8,952/sq. m to net convenience floorspace generates a
total convenience turnover estimate of £8.98 million in 2016, increasing to £9.09 million
per annum in 2019. When incorporating comparison goods, the turnover increases by
£1.97 million generating a total estimated store turnover in 2019 of £11.06 million per
annum. A significant majority of forecast turnover (82%) is therefore convenience goods
sales, clearly demonstrating the ancillary nature of comparison shopping at the
proposed store.

Anticipated Trade Draw of Proposal (Table 5, Appendix 4)
7.29

Table 5 sets out our estimates of trade draw to the proposal from existing centres and
stores. This forms the basis for the impact calculation and is based on the methodology
outlined above, in particular: existing shopping patterns (using the 2007 household
survey as a guide); the strength, proximity and nature of competing provision; and the
premise that ‘like competes with like’. Stores catering primarily for main food shopping,
such as the Tesco Extra at Toton, are therefore estimated to experience the greatest
competitive effects (and trade diversion) following the introduction of the new ALDI
store. Conversely, minor and top-up shopping facilities, such as the Co-op store at
Stapleford, are forecast to experience smaller levels of trade diversion.

Impacts (Table 6, Appendix 4)
7.30

The estimated impact of the proposal in the impact year (2019) is set out in Table 6.

7.31

The predicted impact on Stapleford district centre is limited at only -5.2%. The Core
Strategy indicates that, although Stapleford district centre is smaller in scale compared
to the town centres in the Borough, it still performs an important role in underpinning the
local economy. Unlike the other larger centres, however, the Local Plan acknowledges
that there is no major anchor foodstore in or adjacent to the centre. Whilst there are a
variety of smaller convenience stores which represent a ‘top-up’ food shopping offer,
Stapleford district centre still remains under-represented in the convenience goods
sector.

7.32

Although the proposed ALDI store will divert some expenditure from the in-centre Co-op
and Sainsbury’s Local stores, the majority of its turnover will be derived from main food
stores outside of Stapleford. The level of diversion from the district centre as a whole is
therefore considered negligible. In our judgement, this will not adversely affect the
centre’s trading performance and function.

7.33

Trade diversion from Beeston town centre is also forecast to be negligible, resulting in
an aggregate impact of only -3.9%.

7.34

The Council’s Core Strategy notes that Beeston provides an important role as the main
town centre in the Borough, and is a major location for new investment and employment
opportunities. The Local Plan also notes that Beeston is an attractive town centre and is
the most significant centre for main food shopping trips in South Nottinghamshire.
Against this background, we do not consider that the ALDI proposal will adversely affect
Beeston’s vitality and viability.

7.35

Out-of-centre stores in the catchment area are estimated to experience the highest
cumulative impacts in 2019. Table 6 shows estimated impacts of -24.9% on the Lidl
store at Sandiacre; -14.4% on the Lidl at Chilwell; and -5.8% on the Sainsbury’s Local at
Central Avenue, Stapleford. Lesser impacts are predicted to be experienced by the
Tesco Extra at Toton (-4.4%) and the Co-op at Sandiacre (-4.0%).

7.36

We have not assessed comparison goods impacts in detail for the reasons indicated
above. We note, however, that the estimated annual comparison goods turnover of the
proposed store from the catchment area (£1.97 million in 2019) is equivalent to less
than 2.5% of forecast comparison goods spending growth in the catchment area
between the base and design years (+£85.39 million). Over the five-year assessment
period (2014-2019), the comparison goods turnover of the proposal is equivalent to
approximately six weeks of comparison goods expenditure growth. We conclude from
these figures that the proposal will have an imperceptible impact on existing retailers
and centres.

Assessing the Consequences for Existing Centres
7.37

As noted in Section 4 above, the NPPF (paragraph 26) identifies the impact
considerations against which planning applications for main town centre uses (not in a
centre and not in accordance with an up-to-date development plan) should be assessed.
Applicants are required to consider two issues only:

•

‘The impact of the proposal on existing, committed and planned public and
private investment in a centre or centres in the catchment area of the proposal;
and

•

The impact of the proposal on town centre vitality and viability, including local
consumer choice and trade in the town centre and wider area, up to five years
from the time the application is made…..’

7.38

Paragraph 27 of the NPPF sets out key guidance on the interpretation of the paragraph
26 ‘impact tests’. An application should only be refused where the proposed
development is likely to have a ‘significant adverse’ impact on ‘one or more of the above
factors’ (NPPF, paragraph 27). This is critical consideration – impact alone does not
justify refusal; unless impact is both significant and adverse, planning permission should
not be withheld.

7.39

The significance of impact in relation to NPPF retail guidance was considered in an
appeal case relating to a retail development in Derby in 2012 (Ref:
APP/C1055/A/11/2161815). This decision confirmed that the demonstration of impact
does not, of itself, mean that a retail proposal is unacceptable and in conflict with the
NPPF. The Inspector in this case highlighted the following:
‘To justify an objection to the proposal it is not sufficient to simply suggest that
there will be an impact. There is no persuasive evidence of such a significant
impact that would be likely to undermine the vitality and viability of the city
centre, or in-centre trade/turnover in the wider area, arising from the appeal
proposal’. (Inspector’s Report, paragraph 116)

7.40

The significance of impact, rather than evidence that some trade will be diverted from
existing centres, is therefore the primary material consideration. In this case, our
analysis indicates that the ALDI store will divert some expenditure from existing centres,
but not to the extent that such impacts could be considered ‘significantly adverse’. The
maximum level assessed impact is -5.2% on the Stapleford district centre. Impacts on
other centres are lower.

7.41

Having regard to the outputs of our retail impact and health check assessments, we do
not consider that the ALDI proposal would undermine the vitality or viability of existing
centres, or their future investment prospects and performance. The consequences for
established centres are well within acceptable parameters, and are not of an order of
‘significance’ that would lead to conflict with the NPPF.

Conclusions
7.42

We have assessed the impact of the proposal having regard to the policy considerations
set out in Section 4 above. As outlined above, the key test in national policy is set out at
Paragraphs 26 and 27 of the NPPF. We have considered the implications in policy
terms of the retail development being proposed.
We draw the following key
conclusions:

7.43

•

On the basis of our analysis we conclude that impacts associated with the
proposal in the impact year (2019) are low and represent no threat to the vitality
and viability of Stapleford district centre or Beeston town centre.

•

The proposal represents no threat to investment on the basis of the impact and
expenditure analysis set out in Appendix 4. We conclude that the proposal, if
permitted, will not act to deter investment in Stapleford district centre or Beeston
town centre, both of which are currently healthy and attractive retail destinations.

•

Assessed impacts are not ‘significantly adverse’ and the proposal is accordingly
in compliance with retail guidance in the NPPF.

On the basis of the foregoing analysis, we conclude that the application proposal
complies with the test of ‘impact’ set by paragraph 26 of the NPPF and Saved Policy S3
of the Broxtowe Local Plan.

8. Appraisal of Other Planning Issues
8.1

The background to the application proposals and the relevant planning policy context
has been set out above. To aid the determination of the application, an assessment of
the most relevant topic areas is set out below.

8.2

The issues relating to the application are also considered in detail through the relevant
supporting documents (in particular the Design & Access Statement and Transport
Assessment).

Principle of Development
Loss of Employment Site
8.3

The application site is currently in traditional employment use. Policy 4 of the adopted
Core Strategy (2014) applies a flexible approach to the release of existing employment
sites which are considered to be unattractive to the market. Paragraph 3.4.2 of the
adopted Core Strategy further acknowledges that jobs created outside traditional
employment uses will assist in sustaining a strong and flexible economy, as they
account for half of all jobs. The Core Strategy confirms that regard will be given to all
uses which generate employment, including retail.

8.4

Therefore, whilst the proposed discount foodstore does not fall within Use Class B1, B2,
or B8, it does generate employment. The development will provide jobs for the local
population. It is anticipated that the discount foodstore will employ approximately 40
members of staff on a full and part-time basis, which range from shop floor staff and
caretakers to apprentices and store managers. It is important to note that ALDI has a
corporate policy that supports local employment/recruitment. Jobs will also be created
through the construction stage of the proposed development, which will also include
local construction and contractor firms.

8.5

Furthermore, the Council have accepted that the loss of employment on this site will not
adversely impact on the employment provision within the Borough. This is stated in
paragraph 6.2 of the Officer’s Report (March 2013) of application ref. 13/00322/OUT.
As part of application 13/0322/OUT, the applicant provided information to demonstrate
that the continued use of the site as a traditional employment was not viable. This was
accepted by the Council and the situation has not changed since this time. The
acceptability of the release of the site to an alternative use is also set out in the
Council’s evidence base (Employment Background Paper 2012 and SHLAA 2012).

8.6

As such, there is no material reason for an alternative conclusion in this case and
therefore the loss of employment on the site is considered acceptable.
Loss of Public House

8.7

There are no specific policies in the development plan or the NPPF which provide
principle protection for public houses. The public house site is required by ALDI
provide a sufficiently large site to accommodate their store and an appropriate level
customer car parking. In addition, the LPA, in pre-application discussions relating

in
to
of
to

design, have expressed a preference for the ALDI store to be sited within the site in a
position that would require the demolition of the public house.
8.8

The matter of the demolition of the public house was considered in conjunction with the
application for residential development (Application ref 13/00322/OUT) on this site. The
Planning Officer, in her report, concluded that “…whilst it is noted that there are
objections to the loss of the public house, it is reporting poor trade and, given the
proximity to the town centre where alternative facilities are available, there are
insufficient grounds to resist the loss of the public house”. We consider that there is no
different circumstance appertaining now that would merit a different conclusion to be
reached.

Housing Delivery
8.9

Whilst, the principle of housing on the site is accepted by the Council (as demonstrated
through permission 13/00322/OUT), the deliverability of this permission is not certain
due to the incompletion of the Section 106.

8.10

This combined with the previous lapsed housing permission in 2009 (ref.
09/00246/OUT) suggests that there may be some viability issues which are undermining
the certainty of delivering housing on this site.

8.11

However, this current hybrid application provides an opportunity for ALDI to meet retail
needs in the locality, whilst also providing some housing provision that will contribute to
the housing needs requirements of the Borough.

8.12

The current housing proposals are of a smaller scale than the previous applications and
therefore will generate the need for fewer contributions via Section 106. For example,
the proposed housing scheme does not meet the threshold requirements for affordable
housing. This potentially enhances the viability and deliverability of housing
development on the site.

8.13

Therefore, the site can make a positive contribution, albeit on a smaller scale, to the
delivery of housing during the next five year period.

Retail
8.14

A discount foodstore is a modest-scale supermarket with a limited product range
(compared with major supermarkets) often fulfilling a neighbourhood shopping role as
well as attracting customers from the surrounding area. Discount foodstores do not
compete directly with local specialist food shops or durable goods outlets, and
customers generally use other shops and stores as well in order to fulfil their grocery
shopping and local service needs. A discount foodstore is, therefore, complementary to
the existing pattern of trading both in existing local/town centre shopping areas and
larger out of centre stores.

8.15

The proposed foodstore at Nottingham Road will provide accessible, sustainable
neighbourhood shopping facilities that will be available to all residents of this area. The
provision of low-priced goods will particularly benefit those on lower incomes

8.16

Section 7 above demonstrates that the proposed discount foodstore will not have a
detrimental impact upon the vitality and viability of Stapleford district centre or any other

centres. The proposal represents no threat to planned investment in the district centre
(or other designated centres) and will not deter future investment.
8.17

Planning policy recognises that whilst town centre are the preferred locations for retail
development, where no such sites are available or viable, then edge-of-centre sites are
next preferred locations.

8.18

Given the site’s location outside the town centre, but ‘edge of centre’ location, an
assessment of potential sequentially preferable sites has been undertaken in Section 6.
We have considered more central sites and units based on an appropriate flexible
approach that considers a range of potential sites of all sizes, including smaller retail
units. Only the application site is of a size and format that is suitable and viable to
accommodate the proposed discount foodstore. There are no sequentially preferable
alternatives that are available in a reasonable timeframe and the site accordingly meets
the ‘sequential test’.

Design and Access
8.19

The Design and Access Statement, prepared by Dalkin Scotton Partnership Architects
Limited (DSP), shows the proposed store sited in south-western corner of the site, with
car parking to the rear. The service yard lies along the north-eastern elevation and is
separated from the proposed residential development by the customer car park. The site
will be accessed from Nottingham Road.

8.20

ALDI acknowledge the importance placed on good design in planning policy at all levels.
ALDI seeks to promote the company as an innovative, high quality retailer by achieving
a clear statement of its corporate identity and trading profile, and creating stimulating
modern buildings, which respect and enhance their environmental context.

8.21

With this in mind, the proposed store will be rendered white with grey/anthracite
fenestration and a projecting canopy.

8.22

In terms of access, the statement concludes that the site is within walking distance of an
extensive residential area and the nearest bus stops are located adjacent to the site. A
total of 8no. cycle spaces are provided close to the store entrance. Accessible parking
spaces are located next to the store.

8.23

Overall, the statement concludes that the design and accessibility of the proposal
complies fully with planning policy at both a national and local level.

Highways
The Transport Assessment, prepared by Connect Consultants, concludes as follows:
•

The site is accessible by a choice of travel modes and will reduce reliance on the
private car consistent with national and local planning policy.

•

The proposed development will be subject to a travel plan to promote non-car
travel.

•

The proposed development is well conceived in terms of its access
arrangements, composition and layout.

•

The proposed car parking provision is compliant with standards.

•

It has been demonstrated that the service arrangements will be able to
accommodate delivery traffic.

•

The traffic assessment included in this report is based on a robust traffic impact
scenario and demonstrates the development traffic effects will be acceptable.

•

There are no highway safety issues which have a negative bearing on the
acceptability of the proposals.

Ecology
8.24

The supporting Preliminary Ecological Assessment, prepared by Middlemarch
Environmental Ltd, considers the potential impacts of the proposal on the ecological
assets of the site and the surrounding area and proposes any required mitigation.

8.25

The report concludes that likely impacts on habitats and protected species could largely
be avoided and/or mitigated by following the recommendations of the report.

Noise
8.26

The Noise Assessment carried out by Noise Solutions Ltd demonstrates that noise
emissions from the proposed development will comply with typical local authority
requirements during both the daytime and night-time periods.

Land Contamination
8.27

The Land Contamination report, prepared by Webb Yates Engineers, sets out a
preliminary risk assessment of potential pollution linkages at the site.

8.28

The report suggest that the following steps are undertaken as a result of the findings:
•

Intrusive investigation of the site including testing for contaminants within the
ground strata.

•

Installation and monitoring of standpipes to assess ground gas concentrations
and flows.

•

Following intrusive investigation, update outline conceptual model and undertake
detailed quantitative risk assessment.

•

Groundwater remediation is currently being carried out on site, dependent on
successful remediation of the ground water and outcome of detailed quantitative
risk assessment, potentially undertake options appraisal for feasible remediation
options / mitigation strategy for the other aspects of the site.

Planning Obligations (Draft Heads of Terms)
8.29

Broxtowe Borough Council has not yet adopted a CIL charging schedule, therefore the
need for (and justification for) any planning obligations (to be secured through Section
106) are to be considered on a case by case basis, having regard to the ‘statutory test’
as now amplified within the CIL Regulations.

8.30

It is apparent that some matters associated with the proposed development will need to
be dealt with by planning obligations secure through Section 106 of the Town and
Country Planning Act 1990 (as amended).

8.31

Below are the draft ‘Heads of Terms’ on those matters which ALDI considers may need
to be covered as part of the proposed development and/or where financial contributions
will need to made.

8.32

A Section 106 Agreement has not yet been prepared. The matters set out below should
therefore be considered on a ‘without prejudice’ basis, having regard to the need to
consider an overall package of contributions. In this respect there may be a need to
offset certain contributions in lieu of others, depending upon the perceived priority of
each contribution set against the overall package and the relevant planning policy
context. Following further discussions with the Local Planning Authority and any other
relevant stakeholders, it is hoped that the necessary Heads of Terms can be agreed and
an appropriate Section 106 agreement prepared. Should agreement on all issues not be
possible within a reasonable timescale then the developer may consider the provision of
any relevant obligations by way of Unilateral Undertaking.

8.33

It is anticipated that most obligations will need to be phased so that items and/or
payments are triggered by either the commencement of the development, or the
completion and occupation of dwellings and/or the foodstore. It will be necessary to
identify appropriate triggers for each obligation in due course, as part of the finalisation
of any Section 106 package.

Draft Heads of Terms
8.34

The following Draft Heads of Terms are put forward as part of the proposed
development of the application site, these will need to be subject to further detailed
discussions and agreement between the applicants and Local Planning Authority.

Residential Development Related:
•

Open Space – Potential financial contribution towards off site open space
provision in accordance with approved local standards

•

Education –Potential financial contribution towards education services

Foodstore and Residential Development Related:
•

Highways - Potential financial contribution towards improved public transport

9. Conclusions
9.1

This Planning and Retail Assessment is submitted by Turley on behalf of ALDI Stores
Limited, in support of a hybrid planning application for a mixed use scheme comprising
residential and retail development at Pinfold Trading Estate, Stapleford.

9.2

This Planning and Retail Assessment should be read in conjunction with the Design and
Access Statement and other documents and drawings submitted in support of this
application.

9.3

The Assessment has demonstrated that the proposal is in accordance with planning
policy at all levels, including the key retail policy tests of impact and the sequential
approach to site selection.

9.4

In terms of the sequential test, this assessment confirms that there are no other sites
within sequentially preferable locations elsewhere that should be considered
appropriate.

9.5

The scale of development falls below the threshold for (retail) impact assessment (2,500
sq m) identified within the NPPF. On this basis, a retail impact assessment is not
required in this case.

9.6

To assist the Council’s consideration of the application proposals, however, a
proportionate impact assessment has nevertheless been undertaken.

9.7

It has been demonstrated that the ALDI proposal will deliver a number of major benefits
to the Stapleford area and the wider community, including:

9.8

•

The provision of a new limited assortment discount foodstore, providing increased
retail competition and providing the local community with access to affordable,
healthy and fresh produce;

•

Major employment/economic benefits in terms of construction and retail jobs;

•

Reduced unemployment within the area;

•

Increased retention of expenditure;

•

Reduced vehicle shopping miles; and

•

The regeneration of an underutilised and unsightly brownfield site at a gateway
location.

In conclusion, therefore, the application proposal accords fully with the aims and
objectives of planning policy towards retail development and there is no policy reason
why consent should be withheld.

Appendix 1: Sequential Assessment Site
Plans
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Scale 1:1,250
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Chequers Inn Public House, Stapleford
Scale 1:1,250
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Warehouse and 135 to 141c Derby Road, Stapleford
Scale 1:1,250
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Whiteley College - use of ground floor of the building
Scale 1:1,250
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Appendix 2: Aspinal Verdi Advice (25 March
2015)

160 St Anns Road,
Prestwich, Manchester
M25 9GJ

Head of Legal & Planning Services
Broxtowe Borough Council
Council Offices
Foster Avenue
Beeston
NG9 1AB

0161 850 7870
simon@aspinallverdi.co.uk
www.aspinallverdi.co.uk
Our ref:

150325 ALDI Stapleford Viability
Statement Final Version

Your ref:

25 March 2015
Dear Sir
Proposed Retail Foodstore with Associated Car Parking and Landscaping
Pinfold Trading Estate, Nottingham Road, Stapleford
This viability assessment is submitted by AspinallVerdi, on behalf of Aldi Stores Ltd (ALDI) in support of
a planning application for the development of a foodstore with associated car parking and landscaping
at the Pinfold Trading Estate. Unusually, this viability statement doesn’t relate to the application site
itself. Rather it relates to the viability of one of the alternative sites identified through the sequential
assessment.
We are instructed to prepare this viability assessment for the former Police Station site on Toton Lane,
Stapleford. The former Police Station site has been identified as a sequentially preferable site by the
local planning authority (LPA). This statement assesses the viability of that site to accommodate the
proposed development, including a flexible and proportionate approach to the amount of floorspace and
associated back up space, servicing and parking required for the retail unit proposed. It identifies the
constraints of the former Police Station site; the impact on trading and viability; and explains why ALDI
would not acquire the site for the proposed development.
Planning and Viability
The National Planning Policy Framework (NPPF) says that plans should be deliverable and that the
sites and scale of development identified in the plan should not be subject to such a scale of obligations
and policy burdens that their ability to be developed viably is threatened. The NPPF policy on viability
applies also to decision-taking. Decision-taking on individual schemes does not normally require an
assessment of viability. However viability can be important where planning obligations or other costs
are being introduced. In this instance viability applies to the deliverability of a sequentially preferable
site (namely the former Police Station site).
The Planning Practise Guidance (PPG) expands upon the NPPF. With regard to viability and decision
taking it is stated that decisions must be underpinned by an understanding of viability, ensuring realistic
decisions are made to support development and promote economic growth. Where the viability of a
development is in question, local planning authorities should look to be flexible in applying policy
requirements wherever possible.
To ensure viability, the NPPF states that the costs of any requirements likely to be applied to
development, such as requirements for affordable housing, standards, infrastructure contributions or
other requirements should, when taking account of the normal cost of development and mitigation,
provide competitive returns to a willing land owner and willing developer to enable the development to
be deliverable.

Aspinall Verdi Limited, Registered Office: Suite 21, 30-38 Dock Street, Leeds, LS10 1JF
Registered in England and Wales No. 6908655, VAT Registration No. 973 6146 94
Registered Valuers Regulated by the Royal Institution of Chartered Surveyors

In this case, viability and deliverability of development relate to the trading sustainability of the proposed
food store on the sequentially preferable former Police Station site. More particularly, it relates to the
sustainability of trading given the site constraints and whether the site can accommodate suitable and
viable development of the nature proposed.
The Proposed Development
A planning application is submitted by DSP Architects on behalf of ALDI for a mixed use scheme
comprising residential and retail development at the junction of Nottingham Road (B5010) and Pinfold
Lane, Stapleford. The application site comprises 1.08ha. The retail element of the development
comprises erection of a Class A1 foodstore (1,700 sqm gross, 1,254 sqm net sales area) with
associated access, parking (121 spaces) and landscaping. The application site comprises of brownfield
land in an ‘edge-of-centre’ location.
The Planning and Retail Assessment provides further details on the proposed development, the
characteristics of discount food operators and ALDI’s trading policy.
The Former Police Station Site
The site is situated at the junction of Derby Road / Nottingham Road and Toton Lane. The site is
approximately 0.5 ha and irregular in shape. It includes the former Stapleford Police Station and
associated buildings, Maycliffe Welfare Hall, a community centre and Cliffe Hill Avenue public car park.
There is a significant level difference across the site of at least 4.0m. The former Police Station and
Maycliffe Hall occupy a lower level and the community centre and public car park occupy a higher level.
Existing retaining structures divide the two levels.
The existing site access is off Cliffe Hill Avenue, a side road linking to Toton Lane. The former Police
Station has a dedicated vehicular access and egress, but given the proximity to the Derby Road /
Nottingham Road and Toton Lane junction, this existing access could not be used to service proposals
to redevelop the site.
Site Constraints
The former Police Station site has three key constraints to viably accommodating the proposed
development. These constraints are listed below and their impact on store viability is explained in more
detail in the following section:


Site size, shape and level
The former Police Station site is approximately 0.5 ha, which is the minimum site area required
by ALDI, provided that the site is regularly shaped (i.e. rectangular) and site levels don’t
constrain development layout. The shape of the former Police Station site is irregular and there
is a significant level change across the site of at least 4.0m



Site Access
The configuration of the surrounding roads at this location means it would be necessary to use
the existing site access to the public car park (off Cliffe Hill Avenue) as the vehicular access to
the ALDI store. This existing access is off a side road, linking to a secondary local road.



Site Ownership
ALDI's solicitor advisors have also investigated the title of this site. It appears that the whole of
the site, other than the police station, is held by the Council as "Possessory Title". This is not a
good and marketable title. It is not a title that banks or investors would accept.
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Development Viability
Crucial to ALDI’s business model is a tried and tested store format. This has been developed to enable
goods to be handled, displayed and sold efficiently, enabling stores to effectively compete, to provide
high-quality products at the lowest possible price and within a pleasant shopping environment. The
internal store layout has been designed to be efficient and practical for use by customers. Both the
Company’s stores and their distribution warehouses are laid out to reflect the internal shop layout,
which ensures efficient loading, unloading and stocking of shelves. This requires a consistent
floorspace proportion and layout regardless of store location.
Although the Company has developed stores of different sizes since arriving in the UK, with the newer
stores being larger than the early generation stores, all ALDI stores have a consistent proportion and
layout. Aldi strives to ensure that all of the stores can stock the full range of goods (and the Company
are currently undertaking a programme of extending their smaller stores), although the amount of
circulation space within some of the smaller stores is reduced. The key factor is that each store displays
its range of goods in the same way and this is a fundamental efficiency factor in the operation which
enables prices to be kept very low.
Stores are required to have adjacent car parking facilities. In particular, customers wishing to undertake
a ‘weekly’ shopping trip, or those purchasing large and heavy items, and less able-bodied customers,
must have the opportunity to take their goods home by car irrespective of the accessibility of the store
location via sustainable modes of transport. It is a fundamental requirement for the viability of an ALDI
store to have an area of customer car parking conveniently located relative to the store entrance and
that car parking area needs to be at a gradient of no greater than 1:40 so that customer trolleys do not
roll away if not attended by the customer.
ALDI recognises the need for flexibility in promoting sites for development and pursue non-standard
stores where this will assist in meeting planning policy requirements (as in this case). When considering
the scope for flexibility, however, the inherent nature of ALDI’s operation as a discount food retailer
must be borne in mind. Accordingly, there are a number of key areas where it is not possible to alter the
core design of the store; as to do so would undermine the operational efficiency of the business and
hence its viability.
Specific areas of the design and layout of an ALDI store are as follows:
Retail sales area: this is the most critical aspect of store building design. A 1,254sq m floor area is
required and the dimensions of the retail area are determined by the need to ensure adequate product
display space is provided. The retail sales area is also specifically designed to enable efficient transfer
of products (it has been demonstrated that a rectangular store design is necessary for appropriate stock
transfer, retail display and security).
In view of its central importance to the trading and operational success of ALDI’s business, the size and
proportions of the net retail floor area is the area where it is not possible for ALDI to depart from their
core design as to do so would undermine trading viability.
Storage and ancillary non-retail floorspace: where the size and shape of a particular site requires
reconfiguration, ALDI can exhibit flexibility, such as compromising service and storage facilities.
Design: ALDI recognises that the external appearance of its buildings needs to respond to their design
context. In appropriate circumstances, as in this case, ALDI is able to be flexible regarding siting, the
exterior design and external finishes.
Parking: ALDI is committed to ensuring that its stores are accessible by a variety of modes of transport
and seek to locate stores where they are accessible to pedestrians and by public transport. In
recognition of the fact that a proportion of customers will wish to travel by car, ALDI normally seeks
parking provision in line with local parking standards, subject to maintaining overall store viability.
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A combination of the need to carry out extensive site levelling works to achieve the right relationship
between the store and the car parking; the need to provide a store that meets the minimum
requirements of 1,254sqm net sales area within a rectangular store configuration (that achieves the
necessary standardisation of internal floorplate layout and goods display which is fundamental to the
ALDI business model); and the need to provide a site access that can meet the requirements for
delivery vehicles and customer cars, results in a site layout scheme that would generate a number of
fundamental problems for ALDI as described further below:
a. The level of customer car parking that can be achieved is around 32 spaces. Evidence
gathered from over 500 operational ALDI stores in the UK indicates a normal requirement for
over 100 spaces (the proposed Nottingham Road site will accommodate 121 spaces).
Therefore, the Toton Lane ALDI store would have to operate with a car park which is less than
a third of the size it needs (and about a quarter of that available at the Nottingham Road site).
This deficit would be exacerbated in practice at this location, as the site is within the existing
centre and the store car park would undoubtedly function as a town centre parking facility, both
for ALDI store customers making linked trips to the other centre facilities and outlets, and
potentially for other town centre visitors who may not be ALDI customers.
The existing public car park on part of the site provides 60 parking spaces (including four
disabled spaces). The car park is well used by town centre visitors. Redevelopment of the site
for an ALDI foodstore would reduce the overall level of existing town centre car parking. Under
these circumstances it is entirely to be expected that the ALDI store car park would be used by
town centre visitors, competing with store customers for parking.
Such circumstances would normally give rise to a requirement for higher levels of customer car
parking, due to longer stays associated with linked shopping trips. While misuse of the car park
can be controlled, to an extent, through the imposition of Parking Eye systems that impose
fines on those who overstay a specified period, this is not favoured by customers and may
ultimately undermine the viability of the store (in that it deters customers from regularly visiting
the store).
ALDI’s transport consultants, Connect, have recently carried out parking accumulation surveys
for ALDI stores in a variety of ALDI store locations (in -centre, edge and out of centre), within
the South East of England. That research reveals that parking demand within town centre
located stores is higher than that for edge and out of centre locations, precisely due to the
reasons described above. While that research is commercially sensitive, it can be made
available to the LPA on request (on a confidential basis). Removing a well-used town centre
car park, redeveloping the site with an ALDI foodstore and providing very limited car parking will
have a significant detrimental impact on customer numbers, turnover and, therefore, store
viability. It also has potential to create a negative impact on the wider town centre, with a
reduction to overall town centre car parking provision.
b. The layout shows the store building on a roughly north-south axis, with the store delivery area
and other 'inactive' elevations fronting onto Nottingham Road and the store entrance located on
the southern/south eastern elevation, close to the store vehicular entrance. Not only does this
mean that there is a very poor relationship between the store entrance and the customer car
parking area, but also the impact on Nottingham Road/Derby Road from an urban design
perspective would be harmful, with the least interesting store elevations being the dominant
feature from the main road. That impact would be exacerbated by the need to raise the store
above Nottingham Road (in order to achieve the appropriate levels within the site) and related
need to erect a substantial retaining wall along the Derby Road frontage. Raising the store
above Derby Road would also mean that access to the store from that Road on foot would be
impeded by the need to provide stairs and/or ramps. This would act as a significant deterrent
to linkages on foot to the centre, particularly for the less mobile. Attempts to try to overcome
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these issues through 'handing' the store has failed as the servicing arrangements would not
function.
The Toton Lane scheme attached to this letter represents a concerted attempt by ALDI’s architects to
work with the inherent constraints associated with this site to provide the best fit for an ALDI store. The
result is a scheme that is so compromised as to render the site unsuitable and unviable in terms of
meeting ALDI’s basic requirements.
ALDI commissions CACI to model forecasts of store trading performance for new store developments.
These trading models are based upon the site characteristics; store design and specification; and site
or development constraints. ALDI has commissioned CACI to model and analyse the trading
performance for the proposed development of the application scheme and the scheme prepared for the
former Police Station site. The CACI analysis is appended to this letter. It identifies that the trading
performance for the Nottingham Road site (the application site) will be 70% above the forecast trading
performance of the Police Station site. The substantially lower forecast trading performance for the
police station site stems directly from the site constraints, including:







poor vehicular and pedestrian /cycle access arrangement;
very limited customer parking provision;
the primary and secondary store resident population catchment for the Toton Lane site would
be over 25,000 less than Nottingham Road. The much larger catchment at the Nottingham
Road site is due to much easier access to the site;
poor store profile to Derby Road / Nottingham Road;
poor relationship between the store entrance and customer car parking, and
closer proximity to competing retailers, including competitor stores without the trading
constraints that exist at the Toton Lane site.

In terms of viability it is also important to note that ALDI’s quantity surveyors have assessed the likely
cost of implementing the scheme at Attachment 1. The outcome is that the abnormal costs of site
development are over £600,000. This means that the cost of building the scheme shown are
substantially higher than the average cost for developing an ALDI store, due in the main to
extraordinary costs associated with demolition, site levelling and associated retaining walls. That extra
cost does not, however, provide ALDI with a satisfactory scheme. It is a compromised scheme that will
be less popular than other stores. Forecast turnover for the former Police Station site is significantly
below the forecast turnover for the application site and company average turnover.
In this instance, there is also an existing LIDL store to the south of the centre which ALDI would
compete with directly for trade. That store already has an established customer base. The decision to
invest in a particular location by ALDI (or any other major retailer) is based on whether it can be
confident that it can compete for trade with established retailers on a long term basis (in addition to
short term site cost considerations). ALDI does not have the confidence that it could compete
successfully at the Toton Lane site.
The significantly diminished trading performance is at a level that ALDI considers unviable. As such,
ALDI would not, under any circumstances consider acquisition of the former Police Station site for store
development.
In addition to concerns regarding trading viability for the store, there is a further constraint associated
with this site relating to ‘availability’. ALDI's solicitor advisors have also investigated the title of this site.
It appears that the whole of the site, other than the police station, is held by the Council as "Possessory
Title". There have been occasions where ALDI have been involved in site purchase where a small part
of the land in question is in possessory title, which they have managed to overcome through the use of
appropriate title insurance. However, ALDI would be very concerned about a site where the greater
part of the land is held in possessory title due to the significant potential risks involved. It may be that in
the course of time the Council may be able to change the title of the land to a form which is appropriate
for open market sale. However, we consider that the timescale for achieving this is likely to be
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prohibitively long for ALDI to endure, given that they have identified a clear immediate need for one of
their stores in this locality. The Toton Lane site does not therefore appear to be available on terms that
ALDI, or indeed other typical developers, investors and bankers, would consider acceptable.
Conclusions
Given the constraints of the former Police Station site and the impact that these would have on the
trading performance the site is not viable for the proposed development.
Further, given the possessory title for the vast majority of the site and the timescale for the Council to
change the title of the land the site does not appear to be available for development within a reasonable
timescale.
The former Police Station site is not a viable proposition for the proposed store development nor is it
available for development in a timescale to meet ALDI’s immediate need.
Yours sincerely,

Simon Turner MRICS MRTPI
Regional Director
Encs.

Attachment 1: Toton Lane Sites Layout Plan
Attachment 2: Aldi – Stapleford Site Analysis, CACI
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CCI – Client Confidential Information

Executive Summary
 Aldi are considering two separate sites in Stapleford, Nottinghamshire for development:
Toton Lane and Nottingham Road.
 Due to a larger modelled catchment size, the resident population in the combined
primary and secondary catchments is more than 25,000 greater at Nottingham Road than
Toton Lane.
 The predicted sales are expected to be 70% higher at Nottingham Road compared with
Toton Lane.
 Nottingham Road has superior accessibility to Toton Lane, with four times the number of
parking spaces and easier access from the main road.
 Toton Lane is closer to the centre of Stapleford, near the top of the high street, but as a
result it is also closer to competitor stores.
 The demographics of the catchments of the two sites are similar, with families of mixed
affluence predominating. The ethnic mix of the two sites are also similar.
 Overall, analysis would suggest that Nottingham Road is a considerably superior location
for a new Aldi store.
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Supermarket
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493

Speciality

Supermarket

0.7 miles
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Main Shop - direct
competitor to Aldi

Convenience

0.2 miles
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230

Top-up Shop

Convenience
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148

Top-up Shop

Format

Toton Lane

Nottingham Road

Supermarket
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Iceland
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2

Co-Op

Sainsbury's

All of the other supermarkets in the area are significantly closer to
proposed Toton Lane site, with the exception of the smaller Sainsbury’s.
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Toton Lane Catchment

The primary catchment extends to
Sandiacre, Bramcote and Trowell.
The tertiary catchment extends to
south Ilkeston, Bilborough and
Attenborough
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Nottingham Road Catchment

The primary catchment is similar to
Toton Lane, but extends further to
Wollaton. The tertiary catchment is
larger than Toton Lane, extending to
Mapperly, Beeston, Strelley and Dale
Abbey. The extension of the
catchment in comparison to Toton
lane is due to the easier access to
Nottingham Road.
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Toton Lane Demographics
 The catchment of the Toton Lane site is mixed, with 61.7% of households falling into 4 ACORN Groups: Affluent
Greys, Flourishing Families, Secure Families and Struggling Families. Whilst the catchment has a wide range of
affluence the household composition tends towards families with a quarter of residents under the age of 20.
 The catchment is ethnically diverse with higher than average numbers of non-white households, particularly those
of Chinese, ‘Other’ South Asian or Mixed ethnicity.
 There are nearly 2,000 Wealthy Achievers and Comfortably Off ACORN Category Households within the catchment.
ACORN Group Profile
Catchm ent Catchm ent %

Resident Population
Within 1km: 10,906
Primary Catchment: 33,742
Secondary Catchment: 74,141

Primary + Secondary: 107,883

Base %: Average weighted profile of all current Aldi
store catchments.

Base %

Index

A Wealthy Executives
B Affluent Greys
C Flourishing Families

218
343
328

8.1
12.8
12.2

10.5
8.2
8.2

77
157
149

D Prosperous Professionals
E Educated Urbanites
F Aspiring Singles

13
7
30

0.5
0.3
1.1

1.2
2.7
2.6

41
10
43

G
H
I
J

Starting Out
Secure Families
Settled Suburbia
Prudent Pensioners

103
580
247
18

3.8
21.7
9.2
0.7

5.1
17.3
6.9
2.1

75
125
135
32

K Asian Communities
L Post Industrial Families
M Blue Collar Roots

0
68
183

0.0
2.5
6.8

0.7
4.0
9.3

0
63
74

N
O
P
Q

401
101
20
0

15.0
3.8
0.7
0.0

13.7
4.0
1.7
0.3

109
95
43
0

Struggling Families
Burdened Singles
High Rise Hardship
Inner City Adversity

2,678

8
CCI – Client Confidential Information

0

100

200

Nottingham Road Demographics
 Similarly the catchment of the Nottingham Road site is mixed, with 60.8% of households falling into 4 ACORN
Groups: Affluent Greys, Flourishing Families, Secure Families and Struggling Families. Whilst the catchment has a
wide range of affluence the household composition tends towards families with a quarter of residents under the
age of 20.
 The catchment is ethnically diverse with higher than average numbers of non-white households, particularly those
of Chinese or Mixed ethnicity.
 There are over 3,000 Wealthy Achievers and Comfortably Off ACORN Category Households within the catchment.
ACORN Group Profile
Catchm ent Catchm ent %

Resident Population
Within 1km: 10,857
Primary Catchment: 40,888
Secondary Catchment: 94,599

Primary + Secondary: 135,487

Base %: Average weighted profile of all current Aldi
store catchments.

Base %

Index

A Wealthy Executives
B Affluent Greys
C Flourishing Families

363
584
539

8.0
12.8
11.8

10.5
8.2
8.2

75
157
144

D Prosperous Professionals
E Educated Urbanites
F Aspiring Singles

36
17
78

0.8
0.4
1.7

1.2
2.7
2.6

66
14
66

G
H
I
J

Starting Out
Secure Families
Settled Suburbia
Prudent Pensioners

173
942
404
32

3.8
20.6
8.8
0.7

5.1
17.3
6.9
2.1

74
119
129
33

K Asian Communities
L Post Industrial Families
M Blue Collar Roots

0
105
302

0.0
2.3
6.6

0.7
4.0
9.3

0
57
71

N
O
P
Q

712
183
43
0

15.6
4.0
0.9
0.0

13.7
4.0
1.7
0.3

114
101
54
0

Struggling Families
Burdened Singles
High Rise Hardship
Inner City Adversity

4,565

9
CCI – Client Confidential Information

0

100

200

Appendix 3: Toton Lane, Feasibility Plan
(Drawing no. B14A97-FEAS-01)
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Appendix 4: Economic Tables

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 1: POPULATION AND CONVENIENCE GOODS EXPENDITURE WITHIN STUDY AREA
Catchment Area
5 minutes

10 minutes

Total

Population

21,558

81,176

102,734

Expenditure per Head (£)

1,994

2,073

Total Expenditure (£m)

42.98

168.28

211.27

Population

21,813

82,112

103,925

Expenditure per Head (£)

2,014

2,094

Total Expenditure (£m)

43.93

171.93

215.86

Population

22,125

83,277

105,402

Expenditure per Head (£)

2,044

2,125

Total Expenditure (£m)

45.23

177.00

222.23

Population Growth 2014-2019

567

2,101

2,668

Expenditure Growth 2014-2019 (£m)

2.24

8.71

10.96

2014

2016

2019

NOTES:
1. The catchment area is based on 5 and 10 minute drivetimes from the application site.
2. Population and expenditure per capita derived from Pitney Bowes AnySite Report Data (2013 based estimates) for each zone
3. Expenditure per capita identified to grow at ultra long term growth rate of +0.5% p/a (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
4. SFT for convenience goods deducted at 2.7% (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
AT 2013 PRICES

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 2: POPULATION AND COMPARISON GOODS EXPENDITURE WITHIN STUDY AREA
Catchment Area
5 minutes

10 minutes

Total

Population

21,558

81,176

102,734

Expenditure per Head (£)

2,677

2,758

Total Expenditure (£m)

57.71

223.90

281.61

Population

21,813

82,112

103,925

Expenditure per Head (£)

2,946

3,035

Total Expenditure (£m)

64.26

249.22

313.48

Population

22,125

83,277

105,402

Expenditure per Head (£)

3,401

3,503

Total Expenditure (£m)

75.24

291.76

367.00

567

2,101

2,668

17.52

67.86

85.39

2014

2016

2019

Population Growth 2014-2019
Expenditure Growth 2014-2019 (£m)
NOTES:

1. The catchment area is based on 5 and 10 minute drivetimes from the application site.
2. Population and expenditure per capita derived from Pitney Bowes AnySite Report Data (2013 based estimates) for each zone
3. Expenditure per capita identified to grow at ultra long term growth rate of +4.9% p/a (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
4. SFT for comparison goods deducted at 15.1% (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
AT 2013 PRICES

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 3: BENCHMARK TURNOVER ESTIMATES OF EXISTING FACILITIES NEAR STAPLEFORD (CONVENIENCE GOODS)

Destination/Store

Floorspace
(sq m net)

Convenience goods
floorspace
(sq m net)

Sales density
(£/sq m)

Turnover at 2014
(£m)

Turnover at 2016
(£m)

Turnover at 2019
(£m)

5 minute drive time
Stapleford District Centre
Co-op, Derby Road
Sainsbury's Local, Derby Road

1,025

891

8,726

7.78

7.84

7.94

225

203

7,575

1.54

1.55

1.57

Farmfoods, Derby Road

77

77

12,333

0.95

0.96

0.97

Iceland, Derby Road

502

502

13,651

6.85

6.91

6.99

1,829

1,673

-

17.12

17.26

17.46

Sainsbury's Local, Central Avenue

183

165

13,891

2.29

2.31

2.33

Lidl, Station Road, Sandiacre

954

715

5,011

3.59

3.61

3.66

Co-op, The Market Place, Sandiacre

290

252

8,726

2.20

2.22

2.25

Sub-total
Out of Centre Stores

10 minute drive time
Beeston Town Centre
Tesco Extra, Station Road

5,608

4,262

11,415

48.65

49.04

49.63

Sainsbury's, Stoney Street

2,921

2,103

13,891

29.22

29.45

29.81

Lidl, Wollaton Road

1,034

775

5,011

3.88

3.92

3.96

Iceland, High Road

441

437

7,575

3.31

3.33

3.37

10,004

7,578

-

85.06

85.75

86.78

Sub-total
Out of Centre Stores
Tesco Extra, Swiney Way, Toton

5,887

4,474

11,415

51.07

51.48

52.10

Co-op, Queens Road, Beeston

271

235

8,726

2.05

2.07

2.10

Lidl, Ranson Road, Chilwell

824

618

5,011

3.09

3.12

3.16

Tesco Express, Ranson Road, Chilwell

152

137

11,415

1.56

1.57

1.59

Sainsbury's Local, College Street, Long Eaton

234

211

13,891

2.93

2.95

2.98

Co-op, College Street, Long Eaton

303

263

8,726

2.30

2.32

2.34

Co-op, Grasmere Road, Long Eaton

294

255

8,726

2.23

2.25

2.27

21,224

16,577

-

175.49

176.89

179.02

TOTAL
NOTES:

1. Net floorspace figures derived from Oxford Retail Consultants (StorePoint 2014)
2. Iceland, Stapleford net floorspace derived from planning permission 13/00393/FUL.
3. Floorspace split for convenience goods for each retailer derived from Verdict Grocery Retailers (2012/13)
4. Sales densities derived from Verdict Grocery Retailers (2012/13)
5. Floorspace efficiency at +0.4% per annum for convenience goods applied between 2014 and 2019 (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
AT 2013 PRICES

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 4: ESTIMATED TURNOVER OF PROPOSED FOODSTORE
Proposed Development

Floorspace (sq m)

Benchmark Turnover (£m) - 2016

Benchmark Turnover (£m) - 2019

Net

Convenience

Sales Area (sq m)
Comparison

Convenience

Sales Density (£'s per sq m)
Comparison

Convenience

Comparison

Convenience

Comparison

Aldi Store Proposal

1,254

1,003

251

8,952

7,456

8.98

1.87

9.09

1.97

Total

1,254

1,003

251

-

-

8.98

1.87

9.09

1.97

NOTES:
1. Convenience / comparison sales area based on a 80% / 20% split
2. Sales Density of proposed Aldi derived from Mintel Retail Rankings 2014
3. Floorspace efficiency at + 0.4% per annum for convenience goods and +1.8% per annum for comparison goods applied between 2016 and 2019
AT 2013 PRICES

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 5: ANTICIPATED TRADING EFFECTS OF PROPOSED DEVELOPMENT (CONVENIENCE GOODS) - 2019
Benchmark
Turnover
2019

Draw

£m

%

Co-op, Derby Road

7.94

Sainsbury's Local, Derby Road

1.57

Farmfoods, Derby Road

0.97

Destination

Diversion
to Proposal
2019

Resultant
Turnover
2019

Solus
Impact
2019

£m

£m

%

8.0%

0.73

7.21

-9.2%

1.5%

0.14

1.43

-8.7%

0.5%

0.05

0.92

-4.7%

5 minute drive time
Stapleford District Centre

Iceland, Derby Road
Sub-total

6.99

0.0%

0.00

6.99

0.0%

17.46

10.0%

0.91

16.56

-5.2%

Out of Centre Stores
Sainsbury's Local, Central Avenue

2.33

1.5%

0.14

2.20

-5.8%

Lidl, Station Road, Sandiacre

3.66

10.0%

0.91

2.75

-24.9%

Co-op, The Market Place, Sandiacre

2.25

1.0%

0.09

2.15

-4.0%

8.24

0.13

1.14

7.10

-13.8%

Tesco Extra, Station Road

49.63

22.5%

2.04

47.59

-4.1%

Sainsbury's, Stoney Street

29.81

10.0%

0.91

28.90

-3.0%

Lidl, Wollaton Road

3.96

5.0%

0.45

3.51

-11.5%

10 minute drive time
Beeston Town Centre

Iceland, High Road

3.37

0.0%

0.00

3.37

0.0%

86.78

37.5%

3.41

83.37

-3.9%

Tesco Extra, Swiney Way, Toton

52.10

25.0%

2.27

49.83

-4.4%

Co-op, Queens Road, Beeston

2.10

0.0%

0.00

2.10

0.0%

Lidl, Ranson Road, Chilwell

3.16

5.0%

0.45

2.70

-14.4%

Tesco Express, Ranson Road, Chilwell

1.59

0.0%

0.00

1.59

0.0%

Sainsbury's Local, College Street, Long Eaton

2.98

0.0%

0.00

2.98

0.0%

Co-op, College Street, Long Eaton

2.34

0.0%

0.00

2.34

0.0%

Co-op, Grasmere Road, Long Eaton

2.27

0.0%

0.00

2.27

0.0%

10.0%

0.91

100.0%

9.09

170.84

-5.1%

Sub-total
Out of Centre Stores

Other Stores Outside Catchment
TOTAL

179.02

NOTES:
1. Turnovers for each store derived from benchmark assessment in Table 3
2. 2016 total turnover grown by +0.4% p/a using floorspace efficiency for convenience goods (as identified by Pitney Bowes Retail Expenditure Guide, August 2013)
3. Anticipated trade draw of the proposal based on geographical location of existing provision and like-for-like offer
4. Turnover of the proposed development in 2016 & 2019 derived from Table 4
5. Resultant turnover = study derived turnover minus 'diversion to proposal'
6. Impact based on the proportional change in turnover expressed as a percentage
AT 2013 PRICES

SITE OFF NOTTINGHAM ROAD, STAPLEFORD

TABLE 6: SUMMARY IMPACTS - 2019

Destination

Impact
2019
%

5 minute drive time
Stapleford District Centre
Co-op, Derby Road

-9.2%

Sainsbury's Local, Derby Road

-8.7%

Farmfoods, Derby Road

-4.7%

Iceland, Derby Road

0.0%

Sub-total

-5.2%

Out of Centre Stores
Sainsbury's Local, Central Avenue

-5.8%

Lidl, Station Road, Sandiacre

-24.9%

Co-op, The Market Place, Sandiacre

-4.0%

Sub-total

-13.8%

10 minute drive time
Beeston Town Centre
Tesco Extra, Station Road

-4.1%

Sainsbury's, Stoney Street

-3.0%

Lidl, Wollaton Road

-11.5%

Iceland, High Road

0.0%

Sub-total

-3.9%

Out of Centre Stores
Tesco Extra, Swiney Way, Toton
Co-op, Queens Road, Beeston
Lidl, Ranson Road, Chilwell

-4.4%
0.0%
-14.4%

Tesco Express, Ranson Road, Chilwell

0.0%

Sainsbury's Local, College Street, Long Eaton

0.0%

Co-op, College Street, Long Eaton

0.0%

Co-op, Grasmere Road, Long Eaton

0.0%

Sub-total

-2.7%

NOTES:
1. Derived from Table 5.
2. Impact based on the proportional change in turnover expressed as a percentage
AT 2013 PRICES

Appendix 5: Catchment Area
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