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EXECUTIVE SUMMARY

This Planning Statement has been prepared on behalf of Four Ashes Limited (‘FAL’
or ‘the Applicant’). It presents all of the information necessary to review the West
Midlands Interchange (‘WMVI’) proposals within the context of planning policy.

The development proposed by this application is for a new Strategic Rail Freight
Interchange (‘SRFI’). The proposals for the SRFI constitute a Nationally Significant
Infrastructure Project (‘NSIP’) under the criteria provided by the Planning Act 2008
(‘the Act’). It is necessary, therefore, for the proposals to be applied for using the
Development Consent Order (‘DCO’) process with the application being submitted to
the Planning Inspectorate (‘PINS’), on behalf of the Secretary of State (‘SoS’), rather
than to the local authority.

This Planning Statement accompanies an application for a DCO under the Act for the
development of a new SRFI (which includes warehousing) (together, ‘the Proposed
Development’ or ‘the Scheme’) at land located at Four Ashes, Staffordshire (‘the
Site’), see Figure 1.

The Site is located approximately 10 kilometres (‘km’) north of Wolverhampton and
lies immediately west of Junction 12 of the M6, with the West Coast Main Line
(‘WCML’) intersecting. It lies within the administrative boundary of South Staffordshire
District Council (‘SSDC’) and comprises approximately 297 hectares (‘ha’) of land.

Consultation with the community has been carried out in accordance with the
published Statement of Community Consultation (‘SoCC’) under Section 47 of the
Act. Consultation with statutory bodies and the general public has been run
concurrently to meet the requirements set out in Sections 42 and 48 of the Act.

The Proposed Development comprises:

e Anintermodal freight terminal with direct connections to the West Coast
Main Line, capable of accommodating up to 10 trains per day and trains
of up to 775m long, including container storage, Heavy Goods Vehicle
(‘HGV’) parking, rail control building and staff facilities;

West Midlands Interchange | Planning Statement
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e Up to 743,200 square metres (gross internal area) of rail served
warehousing and ancillary service buildings;

e New road infrastructure and works to the existing road infrastructure;

¢ Demolition of existing structures and earthworks to create development
plots and landscape zones;

e Reconfiguring and burying of existing overhead power lines and pylons;
and

e Strategic landscaping and open space, including alterations to public
rights of way and the creation of new ecological enhancement areas
and publicly accessible open areas.

This Planning Statement assesses the planning issues raised by the Proposed
Development within the context of the National Policy Statement for National Networks
(‘the NPS’), which provides the principal policy framework for SRFI applications.

The NPS sets out strong policy support for the development of a national network of
SRFls. This support arises from the acknowledged benefits the use of rail can bring to
the movement of freight through providing economy and efficiency for business and,
particularly, because of the substantial environmental benefits achieved by transferring
longer-distance freight movements from road to rail. The NPS makes clear that there is
a “compelling need for an expanded network of SRFIs”' and there is an in principle
presumption in favour of granting development consent. Within that context, individual
SRFI proposals need to meet a range of planning policy tests and, where proposals are
in the Green Belt, need to demonstrate that there are very special circumstances
justifying the grant of development consent.

The clear need for a SRFI in southern Staffordshire has been established through public
policy for many years, but local planning policy has failed to find a solution, with the Act
and the NPS now providing a way in which a SRFI may come forward in this location.
There is a substantial gap in the national network of SRFIs between the Midlands and
the North West of England. A new SRFI in South Staffordshire would help to address
that gap, providing substantial economic and sustainability benefits. A high quality SRFI

' (emphasis added) [Paragraph 2.56] National Policy Statement for National Networks, DfT (2014)
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situated in the northern / western quadrant of the West Midlands region would create
significant economic benefits in its own right and provide an important service to
business and industry in the region. Market evidence demonstrates that there is an

extraordinary scarcity of supply of large-scale, rail served distribution buildings, in this
area and nationwide.

The Proposed Development would provide in excess of a hundred million pounds worth
of investment into both rail and road infrastructure, of a scale which can contribute
towards the continued economic growth in the region. The WMI rail terminal would be
open-access and operated by an independent service provider’. This means the
terminal would be available not only to occupiers of units at the Site, but also to
businesses across the West Midlands region (and beyond). The terminal would be
capable of handling up to 10 full length trains (775 m)3 per day, without the need to ‘split’
the trains into sections for handling. The handling of freight trains would be done via
dedicated freight line connections, with sufficient loading gauge* (W10) to link the Site
to all major UK ports.

WMI would build on the competitive advantages of the manufacturing and distribution
sector in the region. It would make a significant contribution to establishing a critical
mass of such activities and by providing a rail freight terminal and encouraging further
investment, it would help to ensure that the area remains competitive against other
regions, both nationally and internationally, which have similar facilities already in place.

A SRFI in this location would reduce HGV kilometres on the national road network, and
has the potential to make a direct and significant contribution towards national efforts to
reduce greenhouse emissions from transport, both through reducing the carbon impact
of freight movements by encouraging a modal shift from road to rail and through
providing congestion benefits on the national road network®.

An Alternative Sites Assessment (‘ASA’) [Document 7.2] has established that there
are no other appropriate locations for a SRFI in the identified area of need. As the NPS
recognises, countryside and Green Belt locations may provide the only option for
fulfilling Government policy® given the large land requirements of SRFIs and the need
for SRFIs to be near the markets they will serve. The very specific requirements of

2 A logistics company or specialist rail freight terminal operator.

3 The maximum length of UK intermodal trains.

4 A loading gauge defines the maximum height and width for railway vehicles and their loads to ensure safe passage through bridges,
tunnels and other structures.

5 In accordance with [paragraph 2.40] National Policy Statement for National Networks, DfT (2014)

6 [Paragraph 5.172] National Policy Statement for National Networks, DfT (2014)
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SREFls, including high quality connections to the motorway network and proximity to a
rail line of W8 loading gauge or above, mean that potential locations are extremely

limited and that the Proposed Development is ideally located to provide a full scale, high
quality, modern SRFI, directly consistent with planning policy.

Comprehensive assessments submitted as part of this Application have reviewed the
Proposed Development against a full range of environmental and planning
considerations. In each case, the NPS provides clear guidance on the approach to be
taken to the assessment and, in particular, the importance of mitigation.

From the outset, the WMI team has included specialists in landscape, transport, noise,
ecology, heritage and other key environmental issues, enabling the design to evolve,
while giving consideration to the opportunities and constraints presented by the Site.
The Site is significantly influenced by a number of surrounding urban and industrial
factors but the design that has emerged has a particular emphasis on Green
Infrastructure (‘Gl’), landscaping and mounding in order to soften and screen the
development but also to provide a connected network of landscaped routes and two
community parks. The Site has no national, regional or even local designations for
landscape or ecology.

Particular attention has been paid to the potential proximity of a limited number of
residential properties’ by setting back development from residential boundaries, through
the careful orientation of buildings and a commitment to high quality landscaped
boundaries.

The Environmental Statement (‘ES’) [Document 6.2] reviews the likely significant
effects of the Proposed Development against a full range of environmental
considerations. Impacts inevitably arise from the scale of the Proposed Development,
the loss of countryside and the generation of traffic, but these impacts are limited by the
inherent characteristics of the site — for example, its immediate proximity to Junction 12
of the M6 enables traffic to be focussed on the trunk road network and its high quality
access to the WCML optimises the potential to achieve a transfer of freight from road to
rail. Particular care has been taken to embed mitigation within the design of the
Proposed Development, but commitments are also proposed to limit residual impacts.
For example, a noise insulation scheme is proposed for properties where the change in
noise levels as a result of the Proposed Development are most significant, even though

7 Approximately 35 residential properties have been identified as potential receptors, see [Figure 13.1] of the ES.
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residual noise levels are below those which would normally give rise to an entitlement
to statutory noise insulation.

The Proposed Development is estimated to support the generation of up to 8,550 full-
time jobs on site, with the profile of jobs providing a good fit with those jobs being sought
in the surrounding area. The proposals would provide a major economic boost for the
sub-regional economy, at the same time as achieving very substantial sustainability
benefits. There will also be a net benefit for the local road network, with a new link road
between the A5 and A449, and other local road improvements, providing greater
resilience on the strategic road network surrounding the Site.

When these benefits are weighed together with the strong policy support for the
proposals set out in the NPS and the lack of alternative sites, this Planning Statement
concludes that development consent should be granted for the West Midlands
Interchange subject to the provisions of the draft DCO Section 106 obligations.

West Midlands Interchange | Planning Statement
Document Ref 7.1A



West Midland
ﬁ Ingg;ch;ngaen i
1. INTRODUCTION

1.1 Purpose of the Document

1.1.1 This Planning Statement has been prepared on behalf of Four Ashes Limited
(‘the Applicant’ or ‘FAL’). It presents and reviews the West Midlands
Interchange (‘WMI’) proposals within the context of planning policy.

1.2 The Applicant

1.2.1 FAL is led by Kilbride Holdings (‘Kilbride’), a company specialising in rail
infrastructure to serve business and industry. The Kilbride team has developed
rail-based projects for Jaguar Land Rover (‘JLR’) in Halewood and Castle
Bromwich, amongst others. Kilbride is one of three partners in FAL, along with
privately owned international property group, the Grosvenor Group and Piers
Monckton, who is the primary landowner.

1.2.2 The partners of FAL adopted a vision for the WMI Scheme. This vision was
committed to and set out at the Stage 1 Consultation and it has guided the
development of the WMI proposals:

The partners of Four Ashes Limited are committed to
delivering a rail served development which will bring
significant sustainable social and economic benefits to
South Staffordshire, the Black Country and the wider region,
through responsible design and by taking into account
community interests and environmental considerations.

1.3 The Site

1.3.1 The Site, as indicated by the Order Limits and Parish Boundaries Plan
[Document 2.4] and at Figure 1, is located approximately 10km north of
Wolverhampton and lies immediately west of Junction 12 of the M6. The
WCML intersects the Site.

1.3.2 The Order Limits for the Proposed Development comprise approximately 297
hectares (‘ha’) of land.

West Midlands Interchange | Planning Statement Page 1
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Figure 2: WMI in the context of the West Midland Region (shown in red)
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1.3.3 The Site lies inside the West Midlands Region® and to the north west of the
West Midlands Metropolitan County®. It is within the administrative boundaries

of South Staffordshire District Council (‘SSDC’) and Staffordshire County
Council (‘SCC’).

1.4 Project Background

1.4.1 This Planning Statement accompanies an application by FAL to the Secretary
of State (‘SoS’) via the Planning Inspectorate (‘PINS’) for a development
consent order (‘DCO’) under the Planning Act 2008 (‘the Act’) for the
development of a new Strategic Rail Freight Interchange (‘SRFI’) (which
includes warehousing) (together, ‘the Proposed Development’ or ‘the
Scheme’) on land located at Four Ashes, Staffordshire.

1.4.2 A SREFI is a large rail served distribution park linked into both the railway
network and the strategic road system, capable of accommodating the large
warehouses necessary for the storage, processing and movement of goods
for manufacturers, retailers and end consumers. The aim of a SRFI is to
optimise the use of rail in the freight journey by maximising rail trunk haul and
minimising some elements of the secondary distribution journey by road,
through co-location of other distribution and freight activities and by adopting
locations close to centres of demand. Consequently, SRFIs have very specific
locational requirements.

1.5 National Policy Context

1.5.1 The National Policy Statement for National Networks (December 2014) (the
‘NPS’) provides the primary policy basis for the consideration of a nationally
significant SRFI. The NPS is a very specific policy regime designed to provide
a bespoke policy framework for the infrastructure which is necessary to meet
identified national needs. It contains detailed guidance, on a topic by topic
basis, to guide both applicants and the decision maker in their detailed
approach to nationally significant infrastructure projects (‘NSIPs’) — namely
their design, assessment and mitigation.

8 The West Midlands (UKG) is one of nine official regions of England.
® The West Midlands Metropolitan County is a metropolitan county and city region in western central England with an estimated
population of 2,808,356 (2014), making it the second (out of forty eight) most populous county in England.
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Document Ref 7.1A



'\ West Midlands

@ [nterchange

1.5.2 Under Section 104 of the Act, an application for a SRFI must be determined in
accordance with the NPS, except in limited specified circumstances™®.

1.5.3 The NPS sets out the matters which PINS and the SoS are required to consider
under a series of headings. The acceptability of the Proposed Development
against these assessment principles is considered in Sections 6 to 15 of this
Planning Statement, with the benefits of the Proposed Development noted in
Section 16 and Section 17 drawing overall conclusions about the compliance
of the Proposed Development with the NPS.

1.6 The Proposed Development

1.6.1 The proposals for the WMI SRFI constitute a NSIP under the criteria provided
by Sections 14(1) () and 26 of the Act. The Explanatory Memorandum
[Document 3.2] fully sets out the criteria of the Act and how the Proposed
Development complies.

1.6.2 The Proposed Development comprises:

¢ Anintermodal freight terminal with direct connections to the West Coast
Main Line, capable of accommodating up to 10 trains per day and trains
of up to 775m long, including container storage, Heavy Goods Vehicle
(‘HGV’) parking, rail control building and staff facilities;

e Up to 743,200 square metres (gross internal area) of rail served
warehousing and ancillary service buildings;

¢ New road infrastructure and works to the existing road infrastructure;

e Demolition and alterations to existing structures and earthworks to
create development plots and landscape zones;

e Reconfiguring and burying of existing overhead power lines and pylons;
and

10 [Section 104(2)] Planning Act 2008

West Midlands Interchange | Planning Statement Page 4
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e Strategic landscaping and open space, including alterations to public

rights of way and the creation of new ecological enhancement areas
and publicly accessible open areas.

1.6.3 The Proposed Development is described above. This description should be
read in conjunction with the Parameters Plans [Documents 2.5 — 2.7],
Schedule 1 of the Draft Development Consent Order [Document 3.1] and
the Works Plans [Document 2.2] submitted as part of the application for
Development Consent.

1.6.4 The main components of the Proposed Development are described in further
detail in Section 3.5 of this Statement.

1.7 Approach to Consultation

1.71 Consultation helps to shape and improve proposals. FAL carried out three
stages of consultation before submission of the DCO application, including:

e one stage of ‘non-statutory’ consultation (Stage 1, carried out between
13 June and 24 July 2016) on early considerations and proposals;

e one stage of ‘statutory’ consultation (Stage 2, held from 5 July 2017 to
30 August 2017) on detailed draft proposals; and

e one further stage of targeted ‘non-statutory’ consultation (Stage 2a, held
from 23 November 2017 to 02 January 2018) on minor changes to the
Order Limits.

1.7.2 FAL undertook close consultation with key stakeholders throughout the
process, including on a one to one basis with the owners and occupiers of
properties closest to the Proposed Development.

1.7.3 FAL recognises that developments of this scale may have significant
implications for local people, particularly those living close to the Site. FAL has
considered and reflected on all responses received from consultees, taking all
individual views expressed about the WMI project carefully into account and
has, where possible, adjusted plans to reflect their local knowledge of the area
with consultation helping to shape and improve the proposals.

West Midlands Interchange | Planning Statement Page 5
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1.7.4 The changes made to the Scheme as a result of the three stages of

consultation and the evolution of the design are explained in Section 3 of this
Planning Statement and in Section 5 of the Design and Access Statement

1.7.5 The representations received during the pre-application stage were recorded,
analysed and used to inform the evolution of the WMI project. Further detailed
information about the consultation and responses received can be found in the
Consultation Report [Document 5.1].

1.8 Structure of this Planning Statement

1.8.1 This Planning Statement is structured as follows:

Section 1

Section 2

Section 3

Section 4

Section 5

Section 6

Section 7

Section 8

Section 9

Section 10

Section 11

Section 12

Introduction

Main Features of the Site

Scheme Development

Identification of Principal Planning Considerations
Need, Scale, Location and Alternative Sites
Green Belt

Land Use Designations

Landscape and Visual Impacts

Natural Environment

Transport Networks

Carbon

Air Quality
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Section 13 - Noise and Vibration
Section 14 - Historic Environment
Section 15 - Addressing Community Impacts
Section 16 - Benefits Arising from WMI
Section 17 - NPS Compliance and Conclusions
West Midlands Interchange | Planning Statement Page 7
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2. MAIN FEATURES OF THE SITE

2.1 Introduction

2.1.1 This section describes the Site location and the context of its surroundings,
details the Site’s planning policy designations and provides an overview of the
relevant planning history.

2.2 Site location

2.2.1 The Site lies within the West Midlands Region and the administrative
boundaries of SSDC and SCC and the Civil Parishes of Brewood and Coven,
Penkridge and Hatherton (see the Order Limits and Parish Boundaries Plan
[Document 2.4]).

222 The Site is located approximately 10km north of Wolverhampton and occupies
a strategically significant location on both the national road and rail networks,
lying immediately west of Junction 12 of the M6, with the West Coast Main
Line (‘"WCML’) (western branch / Bushbury to Stafford Line) intersecting the
Site.

2.2.3 The Site also borders the A5 and the A449 trunk roads, providing the potential
for easy connections to the M6, M6 Toll and the M54, as illustrated by Figure
3. Penkridge railway station is located approximately 3 kilometres (2 miles)
north of the Site.

224 The Proposed Development would broadly be bounded by the A5 trunk road
to the north (from Junction 12 to the Gailey Roundabout); Calf Heath reservoir,
the M6, Stable Lane and Woodlands Lane to the east; Station Drive, Straight
Mile and Woodlands Lane to the south; and the A449 trunk road (Stafford
Road), from the Gailey Roundabout to Station Drive to the west. The south-
eastern area of the Site is bisected by Vicarage Road.

West Midlands Interchange | Planning Statement Page 8
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Figure 3: Strategic Road and Rail Network (Order Limits illustrative only)

Cheshyn Hay

2.2.5  i54 South Staffordshire (‘i54’), which is located approximately 5 kilometres (3
miles) to the south, is a new major employment site, which accommodates
JLR’s flagship Engine Manufacturing Centre and other industrial /
manufacturing companies.

2.2.6 The Order Limits and Parish Boundaries Plan [Document 2.4] shows the
land required to deliver the Proposed Development, including all necessary
landscaping and highway works. The proposed highway works include a new
road (that is to be adopted) through the Site linking the A5 and A449, providing
access into the Site and new estate roads to serve the SRFI and the
associated warehousing. Improvements are also proposed to existing roads
on the A449, the A5 and on Station Drive and Vicarage Road.

1" i54 South Staffordshire is a 98 ha, strategic technology-based business park, allocated Enterprise Zone status by the UK
Government.

West Midlands Interchange | Planning Statement Page 9
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2.3 Site Description and Context

2.3.1 The Site comprises approximately 297 ha of land.

2.3.2 The north eastern section of the Site is currently characterised by a significant
area of sand and gravel mineral extraction at Calf Heath Quarry (‘the Quarry’)
(shown in Figure 4 below). The mineral extraction area covers approximately
40 ha, with almost the entirety of this area open-cast with silt lagoons and
areas of standing water extending across.

Figure 4: View looking north east across Calf Heath Quarry and beyond to Calf Heath
and Gailey Reservoirs (October 2017)

233 The majority of the remainder of the Site is made up of a patchwork of
agricultural fields with hedgerows and trees around the outer boundaries of
Site. Calf Heath Wood is an area of mixed woodland part of which lies within
the Order Limits, towards the middle of the Site.
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Figure 5: View looking north west across the part of the Site including the Canal (1),
Croft Lane (2) the A5 (3), the Gailey Roundabout (4), the WCML (5) and the A449 (6)
(March 2016)

234 The Site is surrounded and intersected by a number of urban and industrial
influences, including the A449, the A5, the M6, the WCML, the Staffordshire
and Worcestershire Canal (‘the Canal’), Calf Heath Reservoir, the Four Ashes
Industrial Estate, the SI Group Chemical Plant'? and the Quarry. Also adjacent
to the Site boundary is the Four Ashes Energy Recovery Facility (‘the ERF’),
the Severn Trent Sludge Disposal Centre and the Bericote Site / Gestamp
Factory to the south, with the Rodbaston Wind Farm approximately 1 km to
the north. A plan illustrating the Site location in the context of these
neighbouring uses is contained at Appendix 1.

2.3.5 There are a number of residential properties within the Order Limits, with some
further residential properties in close proximity to the perimeter'? of the Order

2 The SI Group is a developer and manufacturer of chemical intermediates, based within the Four Ashes Industrial Estate
3 Approximately 35 residential properties have been identified as potential receptors, see [Figure 13.1] of the ES.
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Limits, including a grouping of properties located on Croft Lane, and properties
off Station Drive, Vicarage Road, the A449 and the AS.

2.3.6 Public access to the Site is currently limited to Gravelly Way, the Canal towpath
and a single public right of way'# which exists in the north-west of the Site. The
public right of way runs from the A449, across an overbridge and finishes
around 100 yards south west of Croft Farm.

2.3.7 The Canal and WCML both run through the western part of the Site and are
important historic features of industry, logistics and transportation, although
the Canal is now only used by leisure boats. The Canal was completed in the
1770’s as a highway for carrying goods from one industrial centre to another.

2.3.8 Calf Heath Reservoir, another feature of the industrial heritage of the area, was
also constructed in the 1770’s, shortly after the completion of the Canal, to
help maintain water levels. The Upper and Lower Gailey Reservoirs, to the
north east of the Site, were constructed in the 1840’s to provide further water
for the Canal, which had become very busy around this time.

239 The WCML was constructed between the 1830’s and 1880’s. The Site is
bisected by the Bushbury to Stafford line's. This line forms the western branch
of the WCML between Rugby and Stafford (with the eastern branch via
Tamworth'® being the busier of the two WCML branches). The WCML links the
West Midlands, southern Staffordshire and the Black Country to London, the
South East, the North West and Scotland, and is the principal route for the
movement of north-south intermodal and conventional wagon rail traffic in the
UK.

2.3.10 The WCML forms a core part of the Trans-European Network (TEN-T), and
the line south of Crewe to London is one of the sections of the national rail
network already cleared for (‘full-length’) 775m length trains, with this
clearance being extended south to Southampton by the end of 2019'". The
Bushbury to Stafford line is twin-track formation, electrified and cleared to W10

14 Staffordshire County Council Footpath 29

5 Engineer’s Line Reference RBS3

'8 Engineer’s Line Reference LEC2

7 [Page 33] Freight Network Study, Network Rail (2017)

West Midlands Interchange | Planning Statement Page 12
Document Ref 7.1A



-\ West Midlands
@ [nterchange
loading gauge'®. WMI would have access via the WCML at W10'® gauge to
the principal deep-sea ports of Felixstowe, Southampton and London
Gateway, as well as other ports and SRFI/ RFls at W10 gauge in London, the

South West, South Wales, Midlands, North West, Yorkshire & Humberside,
North East and the Scottish Central Belt.

2.3.11  The M6 motorway is a more recent feature of the local area, with the Walsall
to Stafford link, which includes junction 12 and runs along the eastern border
of the Site, opened in the 1960’s. The full motorway, running from Rugby to
the Scottish border was completed in 1970’s.

2.3.12 The Four Ashes Industrial Estate, the ERF, the Rodbaston Wind Farm and the
Sludge Disposal Centre have added to the industrial character of the area
surrounding the Site in recent years, with the 55,000 sq m Gestamp Factory,
which neighbours the Site, completed in 2017. It is understood that Gestamp
supply automotive metal components from Germany to the JLR plant at i54 —
with Gestamp’s materials currently brought into the factory via the road
network.

2.3.13 In February 2018, Bericote announced it had sold First Panattoni a 25-acre
site within the Bericote Site. First Panattoni anticipate speculatively building a
42,000 sq m unit at the Bericote Site, which is now under construction.

2.3.14 The groundwater in the parcel of land in the south west corner of the Site,
contained by the WCML and Gravelly Way (‘6’ in Figure 6 below), was
historically contaminated and is being remediated. Further details are available
in Chapter 11 (Ground Conditions) of the ES [Document 6.2].

'8 A loading gauge defines the maximum height and width for railway vehicles and their loads to ensure safe passage through bridges,
tunnels and other structures.
8 W10 allows for the transporting of larger European rectangular freight containers of up to 9ft 6 in (2.9m) by 8ft 2 in (2.5m).
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Figure 6: View looking north across the ERF (1), Calf Heath Quarry (2) the Rodbaston
Wind Farm (3), the Beritcote / Gestamp Site (4) and the Four Ashes Industrial Estate (5)
(October 2017)

2.4 Planning Policy Designations

241 A plan showing the relevant planning policy designations is provided in
Appendix 2.

242 The Site is designated as West Midlands Metropolitan Green Belt (the ‘Green
Belt’). The Green Belt was formally approved by the SoS in 1975. Around 80%
of SSDC is designated as Green Belt.

2.4.3 A small section of the Four Ashes Strategic Employment Site?° lies within the

Order Limits Plan. The Four Ashes Strategic Employment Site also includes
the Four Ashes Industrial Estate (which includes the SI Group complex), the

20 [Policy CP1, Policies Map 15] Core Strategy, South Staffordshire District Council, (2012) [available at Appendix 8]
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ERF and the Bericote Site (which includes the newly constructed Gestamp
factory).

244 One segment of the much larger Staffordshire and Worcestershire Canal
Conservation Area runs through the Site, principally along the line of the Canal,
but also includes some land and buildings around it. Heath Farm?' (locally
listed at Grade B) and Woodside Farm (a non-designated heritage asset) are
also located within the Site. There are no other designated heritage assets
within the Site, but the Site is within the setting of a number of other heritage
assets, particularly the Round House and Wharf Cottage (both Grade Il listed),
which are located close to the A5 and associated with the Canal.

24.5 The Site has no landscape or ecological designations of a national, regional or
local importance. A geological site of special scientific interest (‘SSSI’), the
Four Ashes Pit SSSI, is located south of Station Drive, approximately 135m
from the Site boundary.

2.4.6 Part of the north eastern quadrant of the Site, known as ‘Calf Heath Quarry’,
has been allocated in the Minerals Local Plan for Staffordshire (2015-2030)
(‘the Minerals Plan’) for an extension to the existing sand and gravel extraction
area. The Calf Heath extension, shown in Figure 7 overleaf, with 0.75 million
tonnes of indicated resources is the joint smallest minerals allocation (and the
smallest sand and gravel allocation) in the Minerals Plan.

247 Calf Heath Wood, partially located within the Site, has no planning
designations. There are some veteran trees on the Site within hedgerows and
their protection within the Proposed Development is described in Section 9.3
of this Planning Statement.

2! Permission to demolish Heath Farm was granted at appeal (APP/C3430/W/17/3169548)
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Figure 7: Calf Heath AIIocatlon Minerals Local Plan for Staffordshire (2015-2030)

2.5 Planning History
2.5.1 The principal events relating to the Site’s planning history include:
e planning applications for mineral extraction on the Site;

e the approval of warehousing and other industrial development on land
adjacent to and in close proximity to the Site; and

e local highways improvements.
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252 A full planning history, compiled by SSDC, is available at Appendix 3.

Mineral Extraction

253 In November 1996, permission was granted (SS.54/95) to Parkhill Estates Ltd
for the extraction of aggregates for the construction industry and restoration to
agriculture by means of inert waste infilling on land at Calf Heath Quarry. The
permission allowed the extraction and restoration over an 8 year period across
23.9 ha of land.

i

.Célf Heath Quarry - Block Phasing
Ji) H
7 Mg| R o

Legend

N 7
Gailey | I/ Ficaies o

PROJECT

Calf Heath Quar

Salop Sand

TITLE  Phased working and Restoration
Block.

=

‘Schenectady

Figure 8: Consented Minerals Workings (SS.07/19/681) (Drawing M0151331.01 D)

254 In August 2009, a new permission was granted (SS.07/19/681) to new
operators Salop Sand and Gravel Ltd (‘'SSG’), extending the extraction area to
the south and northwest of the previously permitted area. The permission
allowed the extraction of minerals and the restoration of land across a 13-year
period (to 2021). This extended the extraction area to approximately 40 ha of
land, as shown in Figure 8 above.

255 The application was amended by SSG in December 2012 (SS.12/08/681). This
altered the area layout (without extending the extraction area) to enable a small
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quantity of mineral products to be imported and stored on the site. This consent
also updated the conditions attached the mineral consent.

2.5.6 Given the current rate of extraction by SSG, it is anticipated that the application
area will be totally worked prior to a decision on the DCO application being
made.

257 The restoration of Calf Heath Quarry by SSG, however, has not progressed as
expected, with the conditions of the existing consent (SS.12/08/681) requiring
the restoration of preceding phases of the quarry, prior to the extraction of
material in subsequent phases. No restoration of any phase of the quarry has
been undertaken since works begun (as can be seen in Figure 4). It is
understood that SSG is in discussions with the Minerals Department at SCC
regarding the restoration of the Quarry.

Warehousing

258 In March 2008, outline permission was granted (07/01363/OUT) to Bericote
Properties Limited (‘Bericote’) for the erection of 84,000 sq m of warehousing
(Use Class B8) and associated offices, parking, and access at a 25 ha site
located between the Canal and Calf Heath Wood, directly adjacent to the Site.
The permission was never implemented.

259 In May 2016, full permission was granted (16/00498/FUL) to Bericote for the
erection of 105,000 sq m of industrial / distribution warehousing (Use Class
B1(c) / B2 / B8) along with access and servicing arrangements, car parking,
landscaping and associated works, on the same site. The application was
approved and the first phase of the development, occupied by Gestamp, is
now complete (55,000 sq m), with First Panattoni speculatively building a
42,000 sg m unit at the Site as part of the second phase.

2.5.10 The consented site is known locally as the ‘Bericote Site’.

Local highway improvement contributions

2.5.11 In 2014, the Stoke-on-Trent and Staffordshire Local Enterprise Partnership
(‘SSLEP’) allocated a total of £1.91m in funding for access and signalling
improvements for the Bericote Site, with funding from the Government’s Local
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Growth Fund?2. In 2015, SCC entered into a Site Implementation Agreement®?
with the applicant and the landowners in pursuance of the delivery of the
works, which are now completed. The chairman of the SSLEP stated that the
ambitions of the works is to create “more and better jobs benefitting local
communities”, as “the availability of great sites such as Four Ashes [the
Bericote Site], our central location in the UK and a skilled labour force
are an unbeatable combination”>*. The works included the resurfacing of

Gravelly Way and the construction of a full access road signalled junction to
the A449. These works were completed at the end of 2017.

2.5.12 As part of the i54 Section 106 agreement in 2010, a £2.4m contribution was
agreed for improvements to the Gailey roundabout and the A449.

22 |ocal Growth Funds are provided by the Government through Growth Deals. The deals provide funds to Local Enterprise
Partnerships (‘LEPs’) (partnerships between local authorities and businesses) for projects that benefit the local area and economy.

2 A Site Implementation Agreement confirms the SCC investment in infrastructure and access improvements, subject to Bericote’s
commitment to undertake the necessary onsite land reclamation and servicing.

24 David Frost, SSLEP Chairman (23 March 2016) (https://www.stokestaffslep.org.uk/prime-staffordshire-site-gets-ready-for-business-
development/)
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3. SCHEME DEVELOPMENT

3.1 Introduction

3.1.1 This section explains how the Scheme has evolved, from the search for a
suitable SRFI site, through to the selection of a preferred masterplan option
and more detailed design development in response to consultation and
environmental analysis.

3.2 The search for a SRFI site
2005 - 2007

3.2.1 In 2005, Kilbride, a transport infrastructure and property development
company specialising in the rail sector, began a search for a suitable SRFI site,
within the West Midlands and surrounding area. From their market knowledge,
Kilbride were aware of a significant gap in the national network of large scale,
rail served distribution sites in the northern / western quadrant of the West
Midlands region. Kilbride’s principal search criteria required sites to be of a
sufficient size to accommodate a SRFI, be close to a motorway junction and
have good rail access from the WCML.

3.2.2 During the search, a number of potential sites were identified (all of which were
subsequently reconsidered in the Alternative Sites Assessment [Document
7.2]) and assessed by Kilbride. Kilbride concluded that the WMI Site, known
then as ‘Four Ashes’, was the only site within the search area suitable for a
SRFI, as a result of its size, location, topography and relationship with both the
WCML and the motorway / trunk road network.

3.2.3 Discussions with the principal landowner of the Site subsequently began in
2006, with an agreement to promote the Site for a SRFI reached in January
2007.

3.3 Feasibility Work and Early Stages

3.3.1 Kilbride followed a model approach and initially sought to promote a SRFI at
the Site through the West Midlands Regional Spatial Strategy (‘WM RSS’) and
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through discussions with Network Rail. The WMI Scheme gained support from
Network Rail?> during 2008 and, in principle, from the panel examining the
2008 update to WM RSS. However, changes in government policy meant that

the WM RSS was never updated to reflect this support. The history of the
relevant policy making is explained in Section 5 of this Statement.

2006 - 2008

3.3.2 Due diligence and feasibility work on the WMI Scheme began in 2006 and the
following year Kilbride appointed GVA Grimley (Planners), Scott Wilson
(Highways) and Environ (Environmental) to prepare representations to the WM
RSS and to undertake further work to inform discussions with the local
authority, SSDC, regarding the promotion of the Site for a SRFI. Initial
meetings were held with SSDC in 2008.

3.3.3 The first formal promotion of the Site was in December 2008 when
representations to the WM RSS were submitted by Kilbride?S.

2008 - 2010

3.34 The promotion of the Site for the WM RSS led to Network Rail undertaking
feasibility work on the WMI proposals as part of its development planning for
new projects in 2008/927.

3.3.5 Network Rail expressed their support for the scheme as early as 2008, when
Kilbride began formal work with Network Rail. A letter in April 2008 states
Network Rail’s support for the scheme in the context of the current Governance
for Railway Investment Projects 28 (‘GRIP’) stage and that they “look forward
to developing the detailed proposals for the scheme’®. Network Rail
agreed to take the project through the GRIP process and the proposals
achieved GRIP approval to GRIP Stage 3 (Option Selection) in April 2010,
which supported the principle of a full rail connection to the Site to serve a
SREFI.

2 Network Rail Letter (15 April 2008) and GRIP 3 Approval (12 April 2010)

% Four Ashes, Stretton (GVA) Representations to Policy PA9: Regional Logistics Sites (December 2008)

27 Network Rail Letter (15 April 2008) and GRIP 3 Approval (12 April 2010)

2 Governance for Railway Investment Projects (‘GRIP’) is the process that Network Rail uses to manage developments to enhance or
renew Britain’s rail network.

2 Letter, RE: Four Ashes Rail Freight Terminal Development (15 April 2008) [available at Appendix 9]

West Midlands Interchange | Planning Statement Page 21
Document Ref 7.1A



-\ West Midlands

@ [nterchange

3.3.6 Whilst the principle of the proposals received clear support through the RSS
process (see Section 5 of this Statement), in May 2010 the Department of
Communities and Local Government (‘DCLG’) announced the Government’s

intention to abolish Regional Spatial Strategies (‘RSSs’) (which were formally
revoked in May 2013).

3.3.7 Kilbride continued promoting the Site, however, as the outstanding need,
which is further explained in Section 5 of this Statement, remained
unaddressed.

2010 - 2014

3.3.8 Alongside the work being undertaken with Network Rail, Kilbride entered
negotiations to secure in principle agreements with further landowners at the
Site from 2010, including SI Group, to enable the potential delivery of a SRFI.

3.3.9 In 2010 Kilbride initiated formal consultation with SSDC on an early stage
assessment of alternative sites, as a prelude to proposing an allocation of the
Site in the local plan as a Regional Logistics Site3® (‘RLS’). A scoping
document was submitted to SSDC by Kilbride, identifying Four Ashes as a
potential rail-served RLS site.

3.3.10 Representations were also made during the SSDC Core Strategy consultation,
resulting in a hearing on the provision of RLS options at the Examination in
Public in 2011. This resulted in a recognition by SSDC that there was an
outstanding need for a RLS, which SSDC suggested should be considered
through future studies and consultation with neighbouring Local Planning
Authority’s (‘LPA’). Kilbride engaged fully in the resulting logistics studies
commissioned by SSDC.

3.3.11  In 2012, Kilbride approached Grosvenor as a potential funding partner. As part
of Grosvenor’s due diligence on the proposed project Quod were appointed to
review the planning prospects and issues relevant to the proposed SRFI at
Four Ashes. The work undertaken by Quod concluded that the Site
represented a significant opportunity for a large-scale SRFI. Quod also noted
that an assessment of any potential alternative sites (an Alternative Sites

30 A RLS is a concentrated development of warehousing and distribution uses, generally be 50 ha or more and with existing or potential
dedicated access to the regional rail and highway networks, allowing for intermodal handling ([Policy 9A] WM RSS Phase Two Revision
(2007)).
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Assessment) should be undertaken in view of the Green Belt designation of

the site. A core consultant team was appointed to assess the merits, potential
and constraints of the site, prior to progressing the project further.

3.3.12 In late 2013, Quod reported that, based on the information available, Four
Ashes has the potential to be one of the best sites in the country for a SRFI
and that work on the project should be progressed.

3.3.13 In February 2014, Quod submitted representations, on behalf of Kilbride, on
the draft National Policy Statement for National Networks (‘the draft NPS’).

3.3.14 On 14 January 2015, the National Policy Statement for National Networks (‘the
NPS’) was designated by the Department for Transport (‘DfT’).

2015 - Present

3.3.15 In 2015, FAL was established by Kilbride, in partnership with the principal land
owner, Piers Monkton, and with Grosvenor, to bring forward a DCO application
for a SRFI at Four Ashes, under the title of the ‘West Midlands Interchange’.
Grosvenor has funded the project since their involvement.

3.3.16  The development of the Proposed Development since this stage is detailed in
Section 3.6 of this Statement.

3.4 Mission Statement and Vision

3.4.1 Following on from earlier work done by the core team up to 2014, the full
consultant team was appointed in late 2015 to work on the WMI proposals.
Inputs from the consultant team allowed for the careful evolution of the
proposals through detailed engagement, consultation, environmental
assessment and design development, directly consistent with FAL’s Mission
Statement set out at Stage 1 Consultation.

3.4.2 The vision for the WMI project is to maximise the benefits of the unique,
strategic location to provide a state-of-the-art rail freight interchange of national
importance and significance, fulfilling the long-outstanding need for a strategic
rail served logistics site in this area. Having regard to the quality of the
connectivity, the scale of the proposals, and the strength of the commercial
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market, FAL believe that WMI would be capable of serving regional, national
and potentially international markets and would become a major asset to the
economy of the area. A SRFI of this scale and quality would be capable of
supporting up to 8,550 full-time jobs directly and achieving a major shift in the
movement of goods from road to rail. It could also serve as a facility of

enormous value to industry and commerce in the area by providing a new
transport option for the movement of goods.

3.4.3 No specific occupiers have been identified at this stage of the planning
process. The warehousing and logistics market is very dynamic with the
requirements of occupiers consistently changing to meet market requirements.
It is therefore important that any DCO granted provides a level of flexibility to
ensure occupiers requirements can be accommodated. A Market
Assessment Report [Document 7.4] from Savills also forms part of the
submission. It evidences an extreme shortage of rail served distribution
facilities in the area compared to the scale of historic and projected market
demand for both ‘big shed™®! warehousing and rail served warehousing.

3.5 Description of Development
3.5.1 The Proposed Development is described in paragraph 1.6.

3.5.2 A ‘parameters approach’ has been applied to the Proposed Development
whereby the development is described in terms of clearly defined parameters
inside which future design development will be undertaken. This approach has
been used across a range of infrastructure projects in order to ensure that the
potential impacts of a project are properly controlled whilst allowing flexibility
for future detailed design development.

3.5.3 A set of Parameters Plans [Documents 2.5 — 2.7] have been developed which
encapsulate the scheme’s concept and which form the ‘envelope’? within
which future detailed design proposals will need to evolve.

3.54 The Parameters Plans identify those elements of the scheme which are to be
fixed or controlled as part of the DCO (i.e. the location of development plots
and the framework of Green Infrastructure) and those elements which are

3! Industrial and warehousing units of 9,290 sq. m and above
32 Advice Note 9 — Using the Rochdale Envelope, PINS (2012)
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subject to restrictions. The Parameters Plans which set out the design
parameters are the:

e Development Zones Parameters Plan [Document 2.5];

e Floor Level and Building Heights Parameters Plan [Document 2.6];
and

¢ Green Infrastructure Parameters Plan [Document 2.7]

3.5.5 An lllustrative Masterplan [Document 2.8] has also been produced which
demonstrates one way in which the WMI proposals could potentially come
forward, in accordance with the controls set out in the Parameters Plans.

3.5.6 This section provides details of the development proposals. This description
should be read in conjunction with the Parameters Plans, Schedule 1 of the
Draft Development Consent Order [Document 3.1] and the Works Plans
[Document 2.2] submitted as part of the Application for Development Consent.

3.5.7 The main components of the application are described in further detail below.

Intermodal freight terminal with connections to the West Coast Main
Line, container storage and parking

3.5.8 An intermodal freight terminal is proposed, to be connected to, and
immediately west of, the WCML.

3.5.9 The intermodal freight terminal is designed to accommodate up to 10 trains
per day, and to accommodate trains of up to 775m in length (the maximum
length of UK intermodal trains), without the need to ‘split’ the trains into
sections for handling. The terminal would enable the transfer of longer-
distance freight movements from road to rail, and vice versa. In addition to
serving the operators located on the WMI site itself, the terminal would also be
an open-access® facility that would serve a wider market, enabling the
transfer, storage and distribution, as required, of containers and other goods.

3 The rail freight interchange terminal would be operated by an independent service provider (a logistics company or specialist rail
freight terminal operator). The terminal would be available not only to occupiers of units at the Site, but also to businesses across the
West Midlands region (and beyond).
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Areas for container storage and a 75 space HGV parking area would be
provided at and adjacent to the terminal.

3.5.10 The intermodal freight terminal would connect directly to the WCML via north
and south facing connections, giving direct access to and from the principal
UK ports at Southampton, Felixstowe, London Gateway plus other smaller
container ports, the Channel Tunnel and many of the key UK regional
distribution cluster locations.

3.5.11  The intermodal freight terminal would be delivered across two phases, with the
‘Initial Rail Terminal3* delivered in the first phase of development, and an
‘Expanded Rail Terminal3® provided as the Proposed Development expands.
The rail terminal would comprise six through sidings and three dead end
sidings. It is expected that mobile reach-stacker units would be used for
handling operations in the early operation of the terminal, with overhead gantry
cranes operational in the later phases.

3.5.12 At start-up and based on equivalent UK intermodal freight terminal operations,
WMI is expected to handle at least four trains per day in its earlier phases
through the ‘Initial Rail Terminal’, rising over time up to 10 trains per day via
the ‘Expanded Rail Terminal’. Greater detail of the rail layout, connections and
the operation of the intermodal freight terminal are contained in the Rail
Operations Report [Document 7.3], while the indicative phasing of
infrastructure and warehousing is explained at Section 3.7 of this Statement.

34 The Initial Rail Terminal would be capable of handling at least 4 freight trains per day.
% The Expanded Rail Terminal would be capable of handling up to 10 freight trains per day.
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Up to 743,200 sg m of rail served warehousing and ancillary service
buildings

3.5.13 The Scheme proposes up to 743,200 sq m (c. 8 million sq ft) of rail served
warehousing floorspace. A small amount of space for ancillary buildings
relating to the freight terminal and storage areas is also proposed.

3.5.14 The final and detailed configuration of the warehousing would be determined
in response to market demand, but the expectation is that the development
would primarily comprise large floorplate buildings.

3.5.15 The Application identifies of a number of development plots within the site,
which are shown on the submitted Parameters Plans. The Parameters Plans
also identify and define the maximum floorspace, building plateau levels, and
building heights.

3.5.16  The lllustrative Masterplan [Document 2.8], demonstrates one way in which
the warehousing and Site could be laid out and orientated in accordance with
the Parameters Plans.

Highways works

3.5.17 The Scheme contains a number of road infrastructure elements, including new
roads, and improvements to existing roads — the extent and nature of the
transport and access works proposed are described and their effects assessed
in Chapter 15 of the ES, the Transport Assessment and Section 10 of this
Statement.

3.5.18 Principal new highways works include:

e the construction of a new roundabout on the A5, providing access to the
Site;

e the construction of a new roundabout on the A449, providing access to
the Site;

e the construction of a new roundabout on Vicarage Road, providing
access to the Site;
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e the construction of a new link road between the new A5 and A449
roundabouts (to become adopted highway);

e the construction of two new bridges, one across the Canal and one
across the WCML to facilitate the link new road between the A5 and
A449; and

¢ the construction of a new road off the new A5 to A449 road, linking with
the new Vicarage Road roundabout.

3.5.19 The following other works are proposed to the local highway network to
facilitate and improve access to the Site and mitigate the impacts of the
Proposed Development:

e the alteration of the existing junction layout at the A449 / Station Drive
traffic signals, including banning northbound A449 traffic from turning
right onto Station Drive;

¢ amending Crateford Lane to make it one way to the A449 (eastwards)
from the last property on Crateford Lane;

e realigning and improving Gravelly Way, including replacing the bridge
over the WCML;

e two new laybys on the A449 between Gravelly Way and the A5, one
northbound and one southbound, to replace and upgrade the existing
laybys on the A5 at the proposed site entrance;

e alterations to the Harrison Lane (north of the A5) access; and

e the construction of a HGV turning head on Station Drive to the west of
the WCML bridge.
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3.5.20 The following works proposed to the main pedestrian and cycle routes to WMI

to facilitate and improve access to the Site and mitigate the impacts of the
Proposed Development:

e upgrading and widening to 3m the existing footway / cycleway along the
east side of the A449 from Station Drive to Gailey roundabout;

e upgrading and widening to 2m the existing footway to the west of the
A449;

e the provision of pedestrian crossing facilities at the proposed A449 site
access roundabout to facilitate access to bus facilities;

e upgrading the existing footway along the A5 from Gailey roundabout to
the new A5 access to a combined footway / cycleway; and

e upgrading the section of towpath on the Canal that is present within the
Order Limits to provide a route for pedestrians and cyclists who wish to
travel away from road traffic via the Canal Enhancement Strategy (to be
secured through the Requirements).

Structural earthworks and demolition and alterations to existing
structures

3.5.21 The Site is relatively flat but some changes in levels are required which would
involve earthworks to create development plateaus (or plots) within the
development zones identified in the Parameters Plans.

3.5.22 The built development zones would potentially include very large buildings,
and earthworks are proposed to both create level plateaus for these buildings
but also to help create bunding and screening to limit the visual impact of the
Proposed Development from viewpoints and receptors outside the Site. These
bunds have been designed as landscaped, naturalistic features and will
effectively define the northern, western, and southern boundaries of the
Scheme. Overall a balance of cut and fill is achieved to limit the need for the
import or export of material from the Site.
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3.5.23 A number of structures have been identified that would need to be demolished
for the Proposed Development. Of the structures to be demolished, 11
comprise residential properties. These structures and the reasoning behind
their demolition is addressed in Chapter 4 of the ES, while a full schedule of

the residential properties to be demolished and the reasons for demolition is
provided at Appendix 4.

3.5.24 The Gravelly Way Farm buildings, towards the centre of the Site, would not be
demolished. Instead it is proposed that these buildings are converted to be
used as of estate management offices, meeting and training rooms, amenity
and welfare facilities with ancillary parking and landscaping.

Electricity Pylons and Cables

3.5.25 The works to the electricity infrastructure would comprise the repositioning of
pylons and poles to facilitate the under-grounding of the existing electricity
overhead lines within the Site. This would require the replacement and under-
grounding of the majority of the 132kV pylon line — consisting of 7 pylons that
currently cross the Site, plus the removal and undergrounding of majority of
the 11kV network — consisting of two pole mounted substations and 34 wood
poles within the Site.

3.5.26  All the overhead line circuits to be terminated at the perimeter of the Site and
replaced by underground cables installed within the pathways of the proposed
highway infrastructure.

3.5.27 The works would be undertaken in stages, predominately before each phase
of construction works, to ensure safety and minimise any layout constraints on
warehouse buildings being brought forward.

Strategic Landscaping and Open Space

3.5.28 The Green Infrastructure (‘GI’) 3¢ Strategy for the Proposed Development is
secured via the Green Infrastructure Parameters Plan [Document 2.7] and
has been prepared following extensive site surveys and appraisals, detailed
consultations with relevant parties and environmental groups and careful
consideration of the overall design and planning process. The Gl Strategy is

3 Green Infrastructure is a term used to describe the network of natural and semi-natural features within the Site.

West Midlands Interchange | Planning Statement Page 30
Document Ref 7.1A



-\ West Midlands
@ [nterchange
explained further within the DAS [Document 7.5]. The Gl Strategy responds to
an understanding of the Site’s existing sensitivity and interest, landscape

character and context, as well as to its ecology and biodiversity, and to the
relevant planning and environmental policy context.

3.5.29 Notwithstanding the need to incorporate full scale and highly efficient
intermodal freight facilities and buildings, the Scheme has been underpinned
by a sustainable design philosophy. The Gl Strategy has been central to this
process and it has been important in shaping the parameters for the Proposed
Development.

3.5.30 The Gl Strategy ensures the establishment of a strong and cohesive
framework of landscape and environmental areas, based on strong site
boundaries and use of the important natural features of the site. The Gl
Strategy will also include the creation and conservation of landscape corridors
throughout the Proposed Development; the provision of new mixed habitats to
satisfy biodiversity objectives; the formation and planting of earthwork bunds
around the perimeter of the Site and the establishment of high quality
landscapes to the built development plots and surrounds.

3.5.31 The GI Strategy would provide around 36% of the Site as green infrastructure
with landscaped areas forming an important part of the character of the
development, as can be seen on the lllustrative Masterplan [Document 2.8].

3.5.32 The Gl Strategy provides a strong buffer through community parks, landscape
corridors, mounding and woodland planting, allowing the proposed built
development to be significantly set back from the residential areas and the
Canal.

3.5.33 Two community parks would be created as part of the Proposed Development.
Croft Lane Community Park (approximately 21ha), located in the north of the
Site off Croft Lane, would retain existing natural features and facilitate the
creation of new habitat through landscaping and planting, water features and
reed beds. Calf Heath Community Park (approximately 23ha) would retain
existing areas of woodland and landscape features, in addition to extensive
landscaping (including planting of native species), wildlife corridors and
improving of the linkages to the Canal.
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3.5.34 A Drainage Strategy [Technical Appendix 16.03 of the ES] has been
developed for the Proposed Development. This has been integrated where
possible with the Gl strategy to combine water quality and flood risk benefits

with ecological benefits. Key features of the design are an extensive network
of swales and balancing ponds across the Site.

3.5.35 A Lighting Strategy and Lighting Impact Assessment [Technical Appendix
12.8 of the ES] has been developed to minimise spill light and light pollution to
the surrounding areas, minimise sky glow and ensure safety and security on
Site. The Lighting Strategy was designed with input from ecology experts in
order to minimise disturbance for bats and other night creatures.

3.5.36 A number of key landscape and visual considerations have been taken into
account as part of the assessment process, and full details of the key issues
are provided in the ES and the DAS (Section 5).

3.6 Design Overview and Scheme Development

3.6.1 The Scheme has been carefully developed, based on a close understanding
of the Site’s characteristics. As noted in Section 3.4 of this Statement, the
consultant team was selected to ensure that the necessary skills would be
available to provide an appropriate response to the Site’s opportunities and
constraints, allowing for a considered and thorough analysis of these issues
while developing and testing different masterplan options.

3.6.2 Full details of the evolution of the Scheme can be found in the DAS.

Pre-Consultation

3.6.3 Following the initial work of the core consultant team, detailed work on the
masterplanning of the Proposed Development began in January 2016.

3.6.4 Initial work undertaken by the core team resulted in four different layout options
being drawn up in February 2016 for the full consultant team to analyse and
consider. The layouts principally considered the location of the terminal, the
associated railway infrastructure and the location of the warehousing and road
infrastructure.
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3.6.5 The consultant team considered, inter alia, the rail, commercial, operational
and environmental constraints of the each option, whilst giving particular

attention to the potential impacts of each option on local communities and other
sensitive receptors within and surrounding the Site.

3.6.6 Following examination and further refinement of each of the four layout
options, two preferred layout options were identified in April 2016. The two
options were further refined to provide two detailed masterplan options to be
presented at Stage 1 Consultation.

3.6.7 Following the identification of the two preferred options, the project team
engaged on a one-to-one basis in April 2016 with those who it was considered
might be most directly impacted by the proposals. These discussions helped
to inform the evolving design of the masterplan options.

3.6.8 It was considered that in bringing two masterplan options forward to Stage 1
Consultation, a more comprehensive consultation could be undertaken prior to
any elements of the layout being ‘fixed’. This allowed the project team to fully
consider responses from consultation prior to selecting a preferred layout
option.

Stage 1 “non-statutory”’ Consultation

\ ‘ { o
" ;
e ' § 3
ST Rt i

Figure 9: Stage One Consultation lllustr

ative Masterplan Options

3.6.9 The two illustrative masterplan options brought forward to Stage 1
Consultation, held from June to July 2016 are shown in Figure 9. Full details

West Midlands Interchange | Planning Statement Page 33
Document Ref 7.1A



-\ West Midlands
@ [nterchange

of the proposals brought forward to Stage 1 Consultation are available in the
Stage 1 Consultation Overview Document [Document 7.8].

3.6.10 The two options provided alternative locations for the rail terminal, east or west
of the WCML / Canal, generating different layouts and operating
characteristics as a result of the proposed terminal locations. The west option
had the benefit of utilising the existing GRIP 3 approval from Network Rail.

3.6.11 The feedback received from the first stage of consultation was reviewed and
considered by the project team, informing the decision on the masterplan
option that was brought forward to the second stage of consultation.

3.6.12  Full details of the feedback received and the changes made as a result of the
Stage 1 Consultation are contained within the Consultation Report
[Document 7.10], with the principal changes listed below.

Changes following Stage 1 Consultation

3.6.13 The following principal changes were made to the Proposed Development as
a result of the feedback from Stage 1 Consultation and the further assessment
undertaken between Stage 1 and Stage 2 Consultation:

¢ A western terminal option was chosen as the preferred option;

e The layout of the buildings to the south of Vicarage Road were altered
to retain existing veteran trees, hedgerows and pond and to reduce the
impact on Calf Heath village through detailed landscaping changes and
by requiring that the buildings be single sided units;

e Part of the internal link road and the adjoining A5 roundabout were
relocated 30m to the east to reduce impact on the setting of the Canal
Conservation Area and the two listed buildings®’, following feedback
from Historic England;

37 Wharf Cottage and the Roundhouse, both Grade Il listed
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e A 20m landscape buffer was introduced along the western boundary of
Zone A4, to enhance ecological connectivity through the Site;

e The rail terminal layout was refined to allow the terminal to accept ‘full-
length’ 775m trains from either direction, without ‘splitting®. This
required the reconfiguration of Gravelly Way and the introduction of a
new road bridge;

e The rail terminal footprint was reconfigured and reduced, allowing for
additional landscape screening to the A449 and minimising the impact
of the rail terminal on residents on Station Drive;

¢ Additional mitigation land was brought into the Scheme to reduce the
impact of the rail terminal on the residents of Station Drive;

e Additional land was brought into the Scheme to create Calf Heath
Community Park; and

e The amount of green space across the Scheme was increased, with
ecological and pedestrian connectivity enhanced within the Site.

3.6.14  The revised layout of the western terminal required the GRIP approval to be
refreshed. The team received sufficient reassurance from Network Rail during
consultation to take the revised layout forward. Network Rail have since
reconfirmed their support for the Proposed Development, based on this option.

3.6.15 Additionally, negotiations to enter purchase agreements were started with a
number of properties that were in close proximity of the Site or within the Site.

Stage 2 “statutory” Consultation

3.6.16 A set of draft parameter plans, with an accompanying draft lllustrative
Masterplan, were brought forward to Stage 2 Consultation, held from July to
August 2017, shown in Figures 10 and 11.

% The ‘splitting’ of freight trains is required when a rail terminal is not of sufficient size to accept an incoming train. This often requires
the trains to be ‘broken’ into separate sections and shunted into the terminal.
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3.6.17 Full details of the proposals brought forward to Stage 2 Consultation are
available in the Stage 2 Consultation Overview Document [Document 7.9].

3.6.18 The draft Parameters Plans and the draft lllustrative Masterplan for Stage 2
Consultation were influenced by the first stage of public consultation, evolving
and responding to the feedback received during and after the consultation, with
an improved west terminal option carried forward to Stage 2 Consultation.

3.6.19 The west terminal option was brought forward in response to comments made
during the first stage of consultation and as a result of work done by the project
team in assessing the two terminal location options. The improved western
terminal option had a number of benefits over the eastern option, including
limiting the impact