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1. Introduction
1.1

This Planning Statement has been prepared by Turley to accompany a hybrid planning
application proposing development of a high quality employment park at Peddimore.
The site lies within the Royal Town of Sutton Coldfield in Birmingham. The application
is submitted jointly by IM Properties Plc and Birmingham City Council (“the
Applicants”).

1.2

Peddimore comprises one of the most significant employment opportunities within the
UK. As a whole it will set new standards for commercial development and be capable
of attracting large scale businesses, as well as small/medium enterprises, in key growth
sectors.

1.3

The development will deliver significant social, economic and environmental benefits
to the local area and wider region, including the creation of thousands of jobs. The
Applicants are committed to delivering Peddimore as a best in class employment park
and business community which is fully integrated with the local community.

1.4

The site was released from the Green Belt and allocated to deliver 71ha of best quality
employment land in the Birmingham Development Plan (2017) (“BDP”) to address the
identified needs of the industrial and logistics sectors, including international, national
and regional scale businesses.

1.5

The description of proposed development is:
“Hybrid planning application comprising: Outline application with all matters
reserved for an employment park comprising B1b, B1c, B2 and/or B8 uses,
including ancillary offices (B1a), gatehouses and security facilities, service yards
and HGV parking, plant, vehicular and cycle parking, landscaping, pedestrian
and cycle infrastructure, green and blue infrastructure, ancillary business and
community facilities (D1/D2/B1a/A3/sui generis) including a multi-purpose hub
building and associated development. Full planning application for a new
roundabout access from the A38, construction access and compound area,
internal spine road, site gatehouse, primary substation and tower, engineering
operations including foul pumping station, acoustic fencing, earthworks
(including creation of development plot plateaus), pedestrian and cycle
infrastructure and structural landscaping including drainage infrastructure and
development platform within Peddimore Brook corridor for ancillary business
and community facilities.”

Engagement
1.6

The proposals have been informed by a comprehensive pre-application engagement
process with Birmingham City Council as local planning authority and landowner, key
stakeholders and the local community.

1.7

This has included pre-application meetings with Officers of Birmingham City Council
(“the Council”), meetings and workshops with consultees and an extensive community
consultation process which involved eight public exhibitions held during November and
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December 2018. Full details of the engagement process are provided in the Statement
of Community Engagement.
1.8

IM Properties Plc and Birmingham City Council entered into a Planning Performance
Agreement (PPA) in August 2018 (2018/06770/PA) to provide a robust pre-application
process and to ensure that the application can be determined within the statutory
period.

Purpose of Statement
1.9

This Statement describes the site and proposed development and considers the degree
to which development is compliant with the Development Plan and other material
considerations, including the presumption in favour of sustainable development set
out in national planning policy. It also considers the need for, and scope of, planning
conditions and provides draft heads of terms for potential planning obligations.

1.10

The Statement draws upon the findings of the Environmental Statement and technical
assessments/reports supporting the application.

Structure
1.11

This Statement is structured as follows:
•

Section 2 provides background information on the Applicants;

•

Section 3 describes the site, its surroundings and relevant planning history;

•

Section 4 describes the proposed development;

•

Section 5 sets out the framework of planning policies and material
considerations against which the application will be determined;

•

Section 6 provides an assessment of the planning considerations;

•

Section 7 sets out prospective planning conditions and obligations; and

•

Section 8 provides a summary and conclusion.

Supporting Information
1.12

The planning application comprises a comprehensive package of documents including
plans, an Environmental Statement (ES) and technical assessments/reports. This
package is listed in Appendix 1.

1.13

An Environmental Impact Assessment (“EIA”) Scoping Report was submitted on 6 July
2018 and the Council’s Scoping Opinion and Scoping Opinion Addendum were issued
on 20 August 2018 and 24 October 2018 respectively. Turley responded to the
Council’s EIA Scoping Opinion and Addendum on 10 December 2018 and the Council
provided a response to this on 21 December 2018. All of this correspondence is
appended to the ES. The correspondence confirms that the proposals constitute EIA
development and provide advice on the scope of the EIA.
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2. Background and the Applicants
2.1

This section provides background information on the Applicants and an overview of the
arrangements to deliver Peddimore.

Appointment of IM Properties Plc as Birmingham City Council’s Development Partner
2.2

The application site is owned by the Council and, following allocation in the BDP, the
Council commissioned an extensive competition in 2017 to identify and appoint a
development partner to deliver the first phases of Peddimore.

2.3

Following a six month procurement process, which attracted many of the UK’s leading
real estate companies, IM Properties Plc was appointed by the Council as its
development partner for Peddimore in March 2018. IM Properties Plc is now
responsible for enabling/servicing the whole of Peddimore and marketing, delivering
and managing Development Zones 1A, 1B and the Hub Plot (as identified on the
application plans). Development Zone 2 will be retained in the control of the Council.

2.4

Subject to the outcome of the planning process, IM Properties Plc will commence key
infrastructure works to service the site – namely the new access junction from the A38,
spine road and services installation – before autumn 2019 with completion of these
works during summer 2020. They will also commence development of a first phase of
employment in Development Zones 1A and/or 1B (a minimum of 45,000 sq m) during
summer 2020. This initial phase of development will set the standard for high-quality
design at Peddimore; illustrative details have been submitted with this hybrid
application in the form of two potential buildings (Units “A and H”) within
Development Zones 1A and 1B to indicate how larger (Unit A) and medium-scale (Unit
H) occupier requirements could potentially be delivered in high-quality buildings. These
illustrative schemes have been formulated to align with the design principles set out in
the Reserved Matters Design Guide (which is explained further in section 4).

2.5

Marketing of the site is ongoing. Applications for the approval of reserved matters for
this initial phase of employment development will be submitted during the second half
of 2019 to enable building development to commence during summer 2020. This
approach will provide maximum opportunity for the Applicants to accommodate
potential operator requirements prior to the submission of full details for this initial
phase of development.

2.6

Specific social value commitments have been proposed by IM Properties Plc and
agreed with the Council to deliver significant socio-economic enhancements at
Peddimore which will support and empower the local community and wider West
Midlands. These are described in the Social Value Study. Whilst these form
commitments to be delivered by IM Properties Plc through the development of
Peddimore (and specifically its undertaking in connection with the provision of
strategic infrastructure and development of Development Zone 1), it is important to
highlight that they are not mitigating development impacts and they do not comprise
material considerations in the determination of the planning application.
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2.7

IM Properties Plc has the financial and technical capability to realise the vision for
Peddimore as one of the UK’s most significant employment opportunities, as described
below.

IM Properties Plc
2.8

IM Properties is one of the UK’s largest privately owned property companies and owns
over 1,000 acres (400 hectares) of land being promoted for commercial / industrial use.

2.9

Being part of the IM Group, the business has been built on philanthropy and supporting
communities through its Christian Fund and establishing the Grace Academy to help
develop tomorrow’s leaders. As the property business has grown and diversified, it
remains committed to supporting the communities in which it is developing and to
delivering social value at a local level.

2.10

The Company is head-quartered a short distance from Peddimore in Coleshill, North
Warwickshire, and has a strong track record of delivering high-quality employment
developments across the region including:
•

Hinckley Park, Leicestershire (J1, M69) – a strategic employment site adjacent to
the M69 and A5, comprising c.121,000 sq m of industrial and logistics floorspace.

•

Birch Coppice Business Park, North Warwickshire (J10, M42) – c.160ha strategic
(rail connected) employment site. IM Properties Plc worked in partnership with
North Warwickshire Borough Council to transform Birch Coppice from a disused
colliery, employing c.1,500 people when operational, into an award winning
business park which accommodates c.6,000 jobs. Birch Coppice was developed
to high standards of building design, park infrastructure, landscaping, amenities
and management;

•

The Hub, Witton, Birmingham – relocation site for the Birmingham Wholesale
Markets and a key employment site within the City;

•

55 Colmore Row, Birmingham – redevelopment of a prime located Grade II listed
Victorian building in Birmingham’s business district to deliver c.15,000sqm of
grade A office floorspace; and

•

Blythe Valley Park, Solihull (J4, M42) – 116ha mixed use development,
incorporating Blythe Valley Business Park (65,000sqm floorspace) and
benefitting from planning permission for a mixed use residential-led (750 units)
development.

2.11

Through its development activity, the company has demonstrated its appetite to think
differently, to innovate and challenge convention, whether that be through its market
leading application of battery technology at The Hub (and an electricity cost neutral
[ECN] building), or its commitment to wellbeing and delivering a successful business
community at Blythe Valley Park.

2.12

IM Properties will apply its experience of delivering key projects to date and its
ambition to realise quality and sustainable outcomes to ensure that Peddimore sets
4

the standard for UK industrial and logistics development and delivers significant
benefits to the local community, City and wider region.
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3. Site and surroundings
3.1

This section provides an overview of the application site and its surroundings. It
includes an overview of relevant planning history.

Strategic location
3.2

The application site extends to approximately 110 hectares and is located north-east of
Birmingham, to the east of the A38 and north of Minworth within the Royal Town of
Sutton Coldfield. A relatively small part of the application site lies to the west of the
A38 although this is included purely to accommodate a temporary construction
compound.

3.3

The site is located approximately 10km to the north-east of Birmingham City Centre
and is roughly 4.2km south-east of Sutton Coldfield town centre, between the strategic
road network of the A48 and the A4097.

3.4

The site is bounded by the A38 to the west; the Birmingham and Fazeley canal and
Walmley Ash Lane to the south; Wiggins Hill Road to the east; Over Green and Wishaw
Golf Club to the north-west; and agricultural land to the north.

The site
3.5

The application site is identified on the Site Location Plan at Appendix 2. This identifies
the application site (edged in red), all of which is owned by the Council, in the context
of the BDP Peddimore Growth Area allocation boundary (edged in black) and the BDP
“Developable Area” boundary (edged in purple). The BDP designation boundaries are
also explained at 5.14.

3.6

It should be noted that the BDP designated Growth Area and Developable Area include
land within third party ownership which lies beyond the planning application site
boundary. It should also be noted that the application site includes a section of the A38
to deliver the new junction as well as land to the west which is included purely to
accommodate a temporary construction compound.

3.7

The majority of the site is currently used for agriculture, comprising a number of fields
of mainly arable / grassland. The topography of the site is rolling with a gradual fall
from the north and east.

3.8

The fields are intersected by Wishaw Lane and Peddimore Lane, as well as by a public
right of way (PROW) which links Wiggins Hill Lane to Wishaw Lane (ID: 2086),
hedgerows, Peddimore Brook and drainage ditches. The site can be accessed from the
south via Peddimore Lane and Wishaw Lane which provide connections to Minworth
and Walmley.

3.9

There are no listed buildings or scheduled ancient monuments within the site.
However, within close proximity are the Grade II listed Peddimore Hall (to the north),
the Grade II listed Forge Farmhouse (to the south) and the Grade II listed Minworth
Greaves Farmhouse (to the east). In addition, a group of Grade II listed buildings on
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Wiggins Hill Road lie to the east of the site. The ‘Moated site at Peddimore Hall’ is a
Scheduled Monument, which lies c.400m to the north.
3.10

An area Tree Preservation Order (“TPO”) lies within the western extent of the site
along the A38 highway verge.

3.11

The Peddimore Brook runs through the centre of the site and drains in a north to south
direction. The Environment Agency’s Flood Map for Planning shows that the entire site
is located within Flood Zone 1, which is land assessed as having a less than 1 in 1,000
annual probability of river or sea flooding (<0.1%).

Surrounding context
3.12

The area to the north and east generally comprises countryside until the M6 Toll road.
Midpoint Park and Minworth Sewage Treatment Works lie to the south of the Fazeley
Canal and Kingsbury Road. To the south lies the residential community of Minworth as
well as allotments. To the west lies arable agricultural land allocated as the Langley
Sustainable Urban Extension, beyond which is Walmley. To the north, off Peddimore
Lane, are Vine Cottage and The Cottage, Peddimore Hall Farm and Barns and Wishaw
Golf Club.

3.13

Currently, National Express West Midlands and Claribel Coaches operate bus services
to the south-west of the site, including the 71, 57, 116, 167 and 168 services. These
provide connections to Birmingham City Centre, Birmingham International Airport, the
Royal Town of Sutton Coldfield and Tamworth.

3.14

The preferred route for the Sprint bus rapid transit network (subject to consultation by
Transport for West Midlands and ongoing technical work), will run along Walmley Ash
Lane and Webster Way on the “Sutton Coldfield to Birmingham City Centre via
Langley” (SBL) route. This will involve a priority bus service with dedicated bus lanes
and bus stops and is due to be completed by 2022.

3.15

The A38 offers national road connections to the south-west and access to other key
cities / towns including Birmingham and Derby. To the north, the A38 meets Junctions
T3 and T4 of the M6 Toll and A5, and links to Lichfield, Burton-on-Trent and Derby
before meeting Junction 28 of the M1 and ending in Mansfield.

3.16

The A4097 links from the Minworth Roundabout with the A38 to the south of the site,
to Kingsbury, via Junction 9 of the M42 to the east. The M42 and nearby M6
motorways both facilitate direct access to major UK cities including London (via the
M1/M40), Manchester, Liverpool, Stoke-on-Trent, Derby, Nottingham and Coventry.

3.17

The proximity to the national motorway network facilitates access to a number of
ports. In addition, a number of rail freight terminals lie within close proximity, including
Hams Hall (c.2.5km to the south-east) and Birch Coppice (c. 9km to the north-east).
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Relevant planning history
The site
3.18 Between 3 December 1996 and 16 January 1997 a local planning inquiry was held to
consider two applications for strategic employment development at Peddimore. These
comprised:
•

An outline application by West Midlands Development Agency for a microelectronics fabrication plant and provision of a new access road from the A38
(Ref: 1996/02128/PA) (“application A”); and

•

An outline planning application by P&O Properties Ltd for B1 and B2 uses plus
ancillary storage, car parking, landscaping and new access between Webster
Way, Walmley Ash Lane and the A38, including land east of the A38 (Ref:
1996/03388/PA) (“application B”).

3.19

Given the scale of the proposals and the site’s designation as Green Belt, the Secretary
of State (“SoS”) directed in pursuance of Section 77 of the Town and Country Planning
Act 1990 that both applications should be referred to him for determination.

3.20

The SoS’ appointed Inspector recommended that planning permission be refused in
respect of both applications. The SoS accepted the Inspector’s recommendations in
respect of application B, but granted planning permission for application A.

3.21

The SoS concluded that both proposals would constitute inappropriate development in
the Green Belt. However, he determined that very special circumstances existed to
outweigh the harm to the Green Belt for both applications. This was on the basis of the
following:
•

there was an urgent regional need for major investment;

•

there was a lack of readily available alternative sites outside the Green Belt; and

•

the economic benefits amount to very special circumstances.

3.22

The SoS favoured application A over B given it was in the sole ownership of the Council
and was being promoted on behalf of a specific prospective occupier. It was granted
permission in August 1997.

3.23

A Section 73 application (Ref: 2000/02618/PA) was submitted in June 2000 to vary
condition 30 of the permission to extend the period of time within which to submit
reserved matters. A new planning permission was granted in November 2000, although
the development was not implemented and the permission has now expired.

3.24

The layout plan for the approved application (1996/02128/PA) is enclosed at Appendix
3.

3.25

In 2016 Aston Martin shortlisted Peddimore as one of three potential locations for its
UK headquarters with a requirement for 40ha. However, it ultimately decided to locate
to St Athan in Glamorgan.
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Adjacent Sites
3.26 There are a number of constructed and operational employment sites close to
Peddimore, which have been subject to major applications since the late 1980s and
early 1990s. A number of post-1990 applications have been approved on these sites,
including the following:
Minworth Trade Park
3.27 A full planning application was submitted in May 2007 for the refurbishment of units
including the demolition and change of use to allow for B1c and B8 interchangeable
uses with ancillary trade counters.
3.28

Full planning permission was granted in August 2007. A Section 73 application (Ref:
2015/10501/PA) was submitted in January 2016 seeking the variation of condition 11
attached to permission 2007/02992/PA to permit no more than 50% of the floor area
of Unit C2 to be used for showroom or trade sales ancillary to B1c or B8 uses.

Midpoint Park
3.29 Midpoint Park has an extensive planning history relating to applications for business
space (Use Class B1) and storage and distribution (Use Class B8) since 1991.
3.30

Most recently, a full planning application was submitted in June 2017 for the change of
use of 5 Midpoint Park from storage and distribution (Use Class B8) to allow a mixed
use of storage and distribution (Use Class B8) and light industry (Use Class B1c). The
application was granted in August 2017.

Asda Stores Ltd at Walmsley Ash Road, Minworth
3.31 A full planning application was submitted by Asda Stores Ltd March 2007 for the
erection of new food and non-food retail store, car park and associated works (Ref:
2007/01654/PA). This was granted in December 2007 and the store is now operational.
Old Kingsbury Road – Land at Minworth
3.32 An application for approval of reserved matters was submitted by Severn Trent Water
in 1990 for the construction of an access road and associated works in connection with
the development of the site for industrial purposes (Ref: 1990/01027/PA). There are
limited details available on the Council’s application website but it is understood that
approval was granted in May 1990.

Summary
3.33

The application site comprises a highly sustainable location to deliver a high quality
employment park being adjacent to the strategic road network of the A38, M42, M6
and M6 Toll, which offer excellent accessibility to the wider region and UK including
major industrial supply chains and consumer markets. The site is within close proximity
to a strong labour force. The site has, in relative terms, limited physical and
environmental constraints.

3.34

The site has a longstanding history of being proposed for employment development.
Planning permission was granted by the SoS to the West Midlands Development
Agency in the late 1990s for a high-tech manufacturing use. It is understood that this
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permission was not implemented as the specific occupier interest could not be
delivered in the time taken to secure the permission.
3.35

The local area includes a range of employment developments including business,
industrial and logistics parks.
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4. Proposed development
4.1

This section describes the proposed development. It should be read in conjunction with
the detailed development specification contained in Chapter 4 of the Environmental
Statement, as well as the application plans, the Design and Access Statement (“DAS”)
and the Reserved Matters Design Guide.

The Vision for Peddimore
4.2

Peddimore comprises one of the most significant employment opportunities within the
UK sitting at the heart of the UK’s strategic road network and benefitting from
excellent accessibility to major conurbations and skilled labour.

4.3

The Applicants are committed to delivering a best in class employment park and
business community at Peddimore which is fully integrated with the local community
and environment. As a whole, it will set new standards for commercial development,
with high quality buildings, supporting facilities and infrastructure meeting high
sustainability standards, all set within a comprehensively masterplanned and multifunctional landscape which enhances biodiversity and which is accessible to
employees, visitors and the local community by sustainable modes of transport.

4.4

The site will be delivered swiftly and will be capable of attracting businesses in key
growth sectors. It will support significant new jobs including training opportunities for
local people.

Need for employment development
4.5

The BDP draws reference to evidence which confirms an “urgent” shortage of high
quality “Best Urban” employment land in the City to meet the needs of clients and
investors seeking an international, national and regional choice of location (paras. 5.66
and 7.4-7.7). The BDP Inspector’s Report (2016) confirmed that Peddimore will
significantly boost the supply of Best Urban supply and will “…go a long way towards
meeting the plan period requirement” (para. 123). The Inspector also concluded that
Peddimore’s “…size and good road transport links are likely to make it attractive to
developers, and it would provide local employment opportunities for residents of the
SUE [Langley] and the surrounding neighbourhoods” (para. 123). He also concluded
that Peddimore “…is required as soon as possible” (para. 125).

4.6

IM Properties Plc has in-depth knowledge of the national, regional and local
employment and investment markets, owning several strategic-scale sites within the
Midlands. They have first-hand experience of the significant shortfall in high quality
employment land throughout the West Midlands and have full confidence that
Peddimore will be attractive to the needs of international, national, regional and local
businesses. This is reflected in their commitment to commence development of a first
phase of employment buildings on a speculative basis by summer 2020, which will not
only provide accommodation for occupiers at the earliest opportunity but will set the
standard for high quality development across the wider site.
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Application format and description of development
4.7

The application seeks hybrid planning permission for a high-quality employment park.

4.8

There is a clear distinction between the specific proposals for which full permission is
sought and the proposals submitted in outline, where permission is sought to establish
the principle of development with all matters reserved for subsequent approval
(subject to development parameters defined by the Parameters Plan, ES and Reserved
Matters Design Guide).

4.9

The hybrid application has been structured in this way to allow the site infrastructure
and enabling works to be implemented and delivered immediately following the grant
of planning permission. Applications for the approval of reserved matters and
discharge of conditions in relation to the Development Zones can be submitted whilst
site infrastructure and enabling works are underway, allowing detailed proposals to be
formulated in response to market and occupier requirements. In summary, the
permission will provide certainty to enable swift delivery of the infrastructure and
enabling works and a degree of flexibility in relation to the development of
employment uses within the Development Zones.

4.10

The DAS sets out the design rationale to ensure that the proposed development
delivers a high quality scheme which responds appropriately to context, constraints
and opportunities. The Reserved Matters Design Guide provides an agreed framework
of design principles specifically for the outline Development Zones. Its purpose is to
secure a holistic and high-quality development across the whole of Peddimore and will
also enable applications for the approval of reserved matters to be determined in a
timely manner.

4.11

The description of development is:
“Hybrid planning application comprising: Outline application with all matters
reserved for an employment park comprising B1b, B1c, B2 and/or B8 uses,
including ancillary offices (B1a), gatehouses and security facilities, service yards
and HGV parking, plant, vehicular and cycle parking, landscaping, pedestrian
and cycle infrastructure, green and blue infrastructure, ancillary business and
community facilities (D1/D2/B1a/A3/sui generis) including a multi-purpose hub
building and associated development. Full planning application for a new
roundabout access from the A38, construction access and compound area,
internal spine road, site gatehouse, primary substation and tower, engineering
operations including foul pumping station, acoustic fencing, earthworks
(including creation of development plot plateaus), pedestrian and cycle
infrastructure and structural landscaping including drainage infrastructure and
development platform within Peddimore Brook corridor for ancillary business
and community facilities.”

4.12

The description of development includes for B1b (research and development) uses.
B1b uses are often bespoke operations and it is therefore difficult to assign average
vehicular trip rates for these uses. However, it is anticipated that there will be a limited
demand for B1b floorspace at the development. For these reasons, the technical
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assessments have been undertaken on the basis of the available floorspace comprising
of B1c, B2 and B8 uses with ancillary B1a office use.
4.13

To address the possibility that an occupier comes forward with a requirement for B1b
floorspace, it is proposed that a condition will be applied to any grant of planning
permission requiring that no B1b floorspace will be permitted unless updated technical
assessments are undertaken to assess the impacts of their specific operations, that the
technical assessments demonstrate that there is no increase in the impacts assessed
and that any mitigation required to ensure that there is no increase in impacts is
implemented. For example, an updated transport report would be produced which
would quantify any potential increase in trips compared to the assessments supporting
the hybrid planning application, and detail how any predicted increase in trips would
be mitigated. Such an approach is consistent with the wider mitigation strategy which,
in certain locations, will make provision for monitoring the actual impact of traffic
movement and the form and timing of any necessary mitigation.

Application Plans
4.14

The Application Plans are listed at Appendix 1 which confirms those submitted for
approval and those submitted purely for information.

4.15

The Parameters Plan (Appendix 4) identifies the Development Zones across the site
applied for in outline. This defines the development parameters for the outline plots
which have been assessed through the EIA.

4.16

The Detailed Infrastructure Plan (Appendix 5) identifies the infrastructure and enabling
works applied for in full, including the A38 junction, gatehouse, earthworks (creating
development plateaus and mounding), infrastructure and utilities, and hard and soft
landscaping works. The Detailed Infrastructure Plan is supported by more detailed
stand-alone application plans covering:

4.17

•

Site access from the A38 and internal spine road;

•

Site Gatehouse;

•

Structural hard and soft landscaping, including the provision of paths for
pedestrians, cyclists and horse riders;

•

Infrastructure and drainage;

•

Site levels, including creation of plateaus for development plots;

•

Electricity primary substation and tower;

•

Foul pumping station; and

•

Acoustic fencing.

Two Illustrative Masterplans have been submitted to demonstrate how each
Development Zone (outline elements) could potentially be developed within the
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defined parameters. These are submitted for illustrative purposes only and reflect
contrasting scales of potential occupier requirements.

Full elements
Access and spine road
4.18 A new access into Peddimore will be provided off the A38 in the form of a new fourarm signalised roundabout (built to adoptable standards). An internal spine road will
link this new roundabout to serve the Development Zones.
4.19

The new roundabout and connecting spine road will provide access for all commercial,
employee and visitor movements. A T-junction will be provided off the spine road to
serve the Hub Zone, which will also facilitate access to Peddimore Hall and Barns, Vine
Cottage and The Cottage to the north.

4.20

The spine road will be built to adoptable standards but retained in private ownership. It
has been designed to accommodate buses as well as an extended Sprint service
(should the opportunity arise).

4.21

In order to encourage sustainable movement within the site and wider area, extensive
pedestrian and cycle connections will be provided including a bridge crossing the A38
to link with Langley SUE and communities and countryside beyond, as well as c.4km of
pedestrian, cycle and equestrian paths within the site, set within extensive landscape /
ecological corridors and linking to points of access throughout the wider area.

4.22

The pedestrian and cycle bridge crossing the A38 roundabout will link Peddimore with
Langley SUE and the wider area (e.g. Walmley) and will be provided to facilitate the
sustainable and convenient movement of residents, employees and visitors between
the two sites and throughout the wider area.

4.23

Bus stops will be provided within the site but the specific locations will be identified
and agreed subsequently when the siting/layout of buildings within the Development
Zones has been confirmed. Future bus stops will be within 400m of the main entrance
of each building with links to walking and cycling routes, and will include shelters and
real-time travel information.

4.24

Three roundabouts are proposed on the spine road between the Development Zones.
The southern internal roundabout will enable future access to third party land which is
included within the Peddimore Developable Area boundary within the BDP.

4.25

A sufficient level of vehicular parking (HGV, van and car) will be provided within the
Development Zones to reflect the scale of buildings at the outline stage and to
safeguard against vehicular parking on the spine road and local roads.

4.26

Emergency access points for blue light vehicles will be provided to the north-east and
south of the site connecting the internal spine road with Wishaw Lane.

4.27

The application will necessitate the stopping up of Peddimore Lane and Wishaw Lane
as well as the temporary stopping up and diversion of the PROW ID. 2086, as described
in more detail below.
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Earthworks
4.28 A “cut and fill” exercise will be undertaken to realise appropriate “plateaus” for the
Development Zones in order to address the existing variations in site levels and to
create landscape bunds/buffers to appropriately screen development. The excavation
and deposition of site material will be completed to ensure that no material is exported
or imported to/from the site (topsoil will be retained on site). This forms an important
part of the strategy to minimise construction traffic to and from the site (with
associated environmental benefits).
4.29

The plateaus for each Development Zone are applied for in full so that these
earthworks can commence as soon as permission is granted. The proposed site levels
allow for flexibility in maximum building height above finished floor level.

Structural landscaping
4.30 Peddimore will provide an employment park in a landscaped setting; the landscape
design has been an integral consideration in the design evolution of the proposed
development, which is represented by proposed enhancements to the Peddimore
Brook corridor and the integration of the landscape with infrastructure and built form,
to create attractive views and amenity spaces for employees and visitors (including the
local community).
4.31

The structural landscaping will be created as part of the initial site infrastructure and
enabling works. This will enable vegetation to establish and mature as quickly as
possible. The landscaping will include enhancement of the Peddimore Brook corridor
and major works on the edges of the site.

4.32

The existing Peddimore Brook will be retained and enhanced to create an attractive
amenity feature with ecological enhancements. It will also form part of the site wide
surface water drainage attenuation. Within this corridor, amenity features will be
provided including new footpaths and footbridges crossing the Brook and new waterbodies, seating and rest areas. At either end of the corridor, event spaces will be
provided which will serve both informal and formal recreation purposes (e.g. space for
hosting periodic organised events such as “street food” markets, sports or outdoor
performances). A programme for the use of these spaces will be determined as the
development is brought forward and will be cognisant of the wider public art strategy
and the desire to engender a strong business community for Peddimore, sitting within
a wider community.

4.33

A vehicular culvert crossing is proposed over the Brook to link Development Zone 1A
with Development Zone 2. However, this will only be developed if required for the
operational needs of the future occupier(s). For example, Development Zone 1A may
accommodate several units which may create a need for accesses from both its
northern and eastern boundaries, rather than just accesses to the north. In addition, an
access over the Brook Corridor may be desirable to enhance site permeability,
particularly if there are functional relationships between businesses on Development
Zones 1A and 2. Conversely, if Development Zone 1A accommodates one or two larger
building(s) then an access from the northern boundary may be sufficient, in which case
a vehicular Brook crossing will not need to be provided.
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4.34

A development platform will be constructed in the Brook corridor which will be capable
of accommodating “pop-up” style units i.e. semi-permanent, providing small-scale and
ancillary amenity and/or retail functions for employees and visitors to Peddimore. For
clarity, these buildings are not included within this application and full planning
permission will be sought at a future date when the design details have been finalised
(though provision for their servicing is being accommodated within this application).
The ambition is that these semi-permanent structures will be designed in collaboration
with local universities (integrated into the architectural syllabuses), and their
procurement and operation be delivered in association with third sector enterprises.

4.35

The soft landscaping applied for in full is extensive and can be approximately quantified
as follows:

4.36

•

555 specimen trees;

•

153,000 sq m of forestry planting;

•

4,400 lin/m of native hedgerow planting;

•

760 lin/m of ornamental hedgerow planting (10L);

•

64,400 sq m of amenity mown grass (flowering lawn);

•

171,000 sq m of wildflower grasses; and

•

1,040 sq m of aquatic planting for brook ponds.

Extensive and contoured landscape buffers will be formed around the perimeter of the
Development Zones (particularly to the north and east) to reduce the visual impact of
the buildings, to mitigate noise impacts and to create a structural landscaping edge to
the proposed development. This will also create ecological benefits and offer mature
visual screening from nearby residential properties and key visual receptors.

Main site gatehouse
4.37 The entrance to the site will be managed through a site gatehouse to welcome visitors
and provide accommodation for site security. The building will be located to the north
of the spine road and to the east of the junction with the Hub Zone. Adjoining the
gatehouse will be a vehicular barrier to the estate road which, it is intended, will only
be lowered in exceptional circumstances, thus facilitating the free flow of traffic into
and out of the employment park.
4.38

The gatehouse will comprise a small single-storey building accommodating an office
which will include a meeting room, control room and amenity facilities. As one of the
first buildings to be experienced when entering Peddimore, the gatehouse has been
designed with a simple palette of materials reflecting its scale, location and purpose
but will be visually distinctive from other buildings through the inclusion of timber
cladding. The design will complement the common architectural language to be
achieved across Peddimore (which will be secured through the principles set out in the
Reserved Matters Design Guide).

16

4.39

The building will be complemented by a small car park (to the rear) for gatehouse
employees and occasional visitors and will be linked to the wider site by the proposed
paths.

Substations
4.40 There is a need for an on-site 132kV/33kV/11kV primary substation to provide
sufficient supplies to the site including a new 132kV tower/pylon (23.5m in height) and
a potential communications tower/mast (15m in height). To ensure that this facility can
be suitably constructed, accessed and maintained, there is a technical need to position
it to the north-east of the site in proximity to the existing 132kV overhead cables, close
to Wishaw Lane. The substation has been positioned to minimise visual impact
including screening it from northern views using landscape bunds and new planting.
4.41

The primary substation will be accessed from the three-arm roundabout between
Development Zone 1B and Development Zone 2 (via a vehicular track) and Wishaw
Lane from the north-east.

4.42

A smaller substation to serve street lighting will be positioned to the south of the site
close to the foul pumping station (see below).

Temporary construction access and storage compound
4.43 The new A38 roundabout will be operational by Summer 2020 to allow for the safe
ingress and egress of construction vehicles. Prior to the completion of the new
roundabout, preliminary construction access to the site will be taken from two
locations on Walmley Ash Lane serving a temporary construction compound to the
west of the A38 (part of the Langley SUE allocation). The accesses will be in the form of
priority controlled T junctions.
4.44

The first temporary construction access will be located to the west of the A38, to the
west of Yew Tree Cottages, and the second will be located to the east of the A38, to
the east of The Bungalow.

4.45

The temporary construction compound and accesses would normally qualify as
permitted development but as the application is EIA development the compound has
been included within the red line application boundary and description of
development.

4.46

Further details are provided within the Transport Assessment and Construction
Environmental Management Plan (CEMP).

Foul pumping station
4.47 There are currently no foul drainage connections within the site; therefore a new foul
connection will be provided. A pre-development enquiry has been submitted to Severn
Trent Water, which has confirmed that there are potential connection points to the
existing public sewer. Pumping will be required to drain foul water and a pumping
station will be provided to the south of the site close to Wishaw Lane.
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Acoustic fencing
4.48 Acoustic fences have been integrated into the green infrastructure along the northern
boundary to mitigate noise impacts upon properties to the north of the development,
most notably those to the immediate north of the site boundary.

Outline elements
4.49

The proposals submitted in outline have been split into Development Zones as
identified on the Parameters Plan, including the Hub Zone (1.1ha), Development Zones
1A (20.3ha) and 1B (7.9ha), and Development Zone 2 (24.8ha). The total area
submitted in outline amounts to 54.1ha.

4.50

IM Properties Plc will be responsible for marketing, delivering and managing
Development Zones 1A, 1B and the Hub Zone (as identified on the application plans)
along with the wider park infrastructure. Development Zone 2 will be retained within
the control of the Council, though marketed alongside IM Properties’ marketing
campaign for the balance of the site. This is to ensure complementary marketing and
that prospective occupiers are exposed to the wider opportunities at Peddimore.

4.51

The employment uses to be delivered within each Zone will be B1b, B1c, B2 and/or B8
uses with ancillary offices. This will provide flexibility over specific employment uses to
be delivered within each Development Zone in phases and directly responds to the
Council’s aspirations for growth in high quality manufacturing and logistics sectors.

4.52

In the short term, IM Properties Plc is committed to deliver a first phase of
employment development within Development Zone 1. This will commence during
summer 2020 and illustrative details for potential first phase buildings are submitted
with the application (refer to Section 2 for further details). This first phase of
development will set the standard for high-quality design across the site.

4.53

Two Illustrative Masterplans have been submitted to indicate how the Development
Zones could potentially be developed in accordance with the Parameters Plan. As set
out above, the Reserved Matters Design Guide provides the agreed framework of
design principles to ensure a holistic and high quality development across the outline
Development Zones.

Development Zone 1
4.54 The Parameters Plan establishes a maximum building height of 23.5m above FFL at
Zone 1A and 19.5m above FFL at Zone 1B.
Development Zone 2
4.55 The Parameters Plan establishes a maximum building height of 23.5m above FFL.
Hub Zone
4.56 This is located in the north-western corner of the site close to the entrance from the
A38. It will provide a gateway facility for Peddimore accommodating a building(s)
potentially providing multi-purpose business and community facilities to serve
Peddimore, as well as visitors and the local community. The facilities will be ancillary to
the primary employment use but are intended to provide a shared and central facility
with a range of uses which will serve the needs of occupiers and visitors and help to
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foster a Peddimore community (which in itself could underpin other initiatives such as
car sharing). Appropriate outdoor amenity space will also be provided.
4.57

The Hub is positioned in a prominent location at the site entrance, being adjacent to
the A38 roundabout and accessible to vehicular traffic, buses, pedestrians and cyclists.
It will also be accessible to the new community at Langley and to visitors making use of
the extensive recreational paths.

4.58

The Hub Zone is applied for in outline with all matters reserved for future approval.
The proposals submitted illustratively comprise a building of c.700sq m (GIA) which
could accommodate one or more of the following uses (not exhaustive):
•

Business centre and/or meeting rooms – B1a (Office);

•

Community centre, education / training centre / interpretative centre /
exhibition space – D1 (Non-residential institutions) or D2 (Assembly and Leisure);

•

Café – A3 (Restaurant / Cafe); and/or

•

Cycle hire and/or cycle maintenance – Sui Generis.

4.59

Development and maintenance of the Hub Zone will be the responsibility of IM
Properties Plc. The final composition and mix of uses within the Hub Zone will be
entirely dependent on a sustainable business case for such uses, including demand and
commercial viability as well as ensuring that uses are ancillary to the employment park.

4.60

The Parameters Plan establishes a maximum building height of 18m above FFL.

4.61

The facilities within the Hub will complement the purposely smaller-scale and ancillary
amenity and/or retail functions proposed within the Peddimore Brook corridor which
will be applied for through a separate planning application once the detailed design has
been confirmed (as described above).

Off-site Planting at Wishaw Lane Playing Fields
4.62

Planting is proposed off-site, at Wishaw Lane Playing Fields to the south of the
application site of Wishaw Lane. This will include planting a woodland screen along the
fields southern boundary to screen the development from a large section of the canal
towpath; planting a hedgerow and trees along the eastern boundary following
Peddimore Brook; and a specimen tree planting to the rear of properties to the
western side of the sports field. These will help reduce the visual impact of the
development from a number of positions.

4.63

The proposed planting scheme has been formulated through pre-application
consultation with the Council, who also own the site. It is envisaged that this planting
scheme will be delivered through a planning obligation.

4.64

The sports pitches at Wishaw Lane Playing Fields are currently being reinstated by the
Council as part of a separate project to provide new adult and junior pitches with
sports pitch drainage. Planning permission has also recently been granted for a sports

19

pavilion providing changing facilities, club room for private/social events and an
upgraded car park (2018/05201/PA).

Public Art Strategy
4.65

There are no policies within the BDP explicitly requiring the delivery of public art
through new development. However, the Council has produced the “Birmingham
Public Art Strategy 2015-2019” (2015) with the foreword stating that “collaboration in
place-based practice and sharing of resources between all of Birmingham’s
stakeholders will be needed to ensure we have good quality public art, whether it is
temporary, permanent, new or existing”. Page 27 states that the Council “…encourages
the commissioning of new works and programmes of public art via developers…”.

4.66

The draft Peddimore Supplementary Planning Document (SPD) (September 2018)
recognises that public art can add to the development’s identity with key opportunities
being the A38 gateway, landscaping (to mark footpaths and cycleways) and feature
lighting (page 17).

4.67

IM Properties Plc recognises the importance and benefits that public art can bring in
relation to place-making and community engagement and the company is committed
to delivering public art rooted by the community. “Co-design” principles are integral to
IM Properties Plc’s chosen consultation process titled “The Art of Conversation” which
draws on the principal of “co-design” where people are empowered to have a voice
and shape outcomes, establishing a community-led public art strategy which not only
responds to the local context but provides opportunity for the wider business
community through its delivery.

4.68

Attached as Appendix 6 is a document which explains the Company’s approach to
“Developing a Public Art Strategy” for Peddimore. This summarises the considerable
consultation which has already been undertaken with the Council, the local community
and key stakeholders, which has been facilitated through the appointment of a public
art consultant and the Erdington Arts Forum. The document summarises the outcomes
of the initial consultation and sets out next steps and ongoing consultation to further
develop the site’s public art strategy.

4.69

IM Properties Plc shall submit a Public Art Strategy for Peddimore in early 2019 for
approval by the Council as part of the planning application. It is proposed that this
document be linked to the planning permission through a condition to ensure that
there is a clear and holistic approach and programme to the delivery/commissioning of
public art across the site. In adopting a community-led approach, the strategy
submitted will include a timeline for delivery, but will be action orientated, and
outcome focused as opposed to output led. This is because the co-design principles
described above mean that IM Properties Plc are not directing the final form of public
art and hence the art outputs (be they temporary, permanent, physical installations or
otherwise) will evolve through further consultation and implementation. Once final
themes and art forms are established, IM Properties Plc will agree these with the
Council and implement within timescales set out in the Strategy and any subsequent
Implementation Plan.
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Stopping-up / diversion of highways and PROW
4.70

The proposed development will necessitate the stopping up of Peddimore Lane and
Wishaw Lane as well as the temporary stopping up and diversion of PROW ID. 2086. As
a result of the stopping up of Peddimore Lane it is also necessary to extend PROW ID
1131. These proposals are explained in turn below.

4.71

This section should be read alongside the plan attached at Appendix 7 which details
the approach to stopping up and/or diversion of these routes.

Peddimore Lane
4.72 It is necessary to stop up Peddimore Lane given that it crosses Development Zone 1A,
the spine road and areas of strategic landscaping. It is not possible to retain the
highway as part of the development and stopping up is required to allow the site
earthworks to commence, which will include the creation of the development plateaus
for Zone 1A. It is therefore proposed that the highway be stopped up at the point at
which it meets Walmley Ash Lane to the south and where it connects to PROW ID 1131
in the north.
4.73

Peddimore Lane currently provides access to the residential properties at Peddimore
Hall and Barns, Vine Cottage and The Cottage to the north of the application site.
Planning permission is sought for a T-junction to be provided off the spine road to
facilitate vehicular access to and from these properties to the new A38 junction (as
well as the Hub and gatehouse). From here, access is possible to Minworth roundabout
which connects to Minworth and Walmley Ash Lane (where Peddimore Lane currently
connects).

4.74

This new access will provide residents with a more direct access to the north from the
A38 and will also provide a direct access to Langley which, when developed, will
accommodate a range of community and retail facilities. Pedestrian and cycle access
will still be possible for the residents through Peddimore to Walmley Ash Lane and
Minworth via the network of permissive routes, and these routes will also provide new
accesses to the east and north-east (linking Wishaw Lane and Wiggins Hill Road).

4.75

IM Properties Plc has consulted with the occupiers of the properties concerned to
explain these proposals and this dialogue is ongoing.

4.76

Arrangements will be made to maintain an appropriate access for the relevant
properties to the north until such time as the new A38 roundabout is completed.

Wishaw Lane
4.77 It is necessary to stop up Wishaw Lane given that it crosses Development Zone 2 as
well as areas of structural landscaping and providing circulation routes within the
perimeter of the site. It is not possible to retain the highway as part of the
development and stopping up will be required to allow the site earthworks to
commence, which will include the creation of the development plateaus in Zone 2. It is
therefore proposed that the section of highway which lies within the application site be
stopped up.
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4.78

Wishaw Lane currently provides access between Minworth to the south and Over
Green to the north. However, Wiggins Hill Road provides an alternative route between
the two via the Kingsbury Road. Access to Wishaw Lane recreation fields and Severn
Trent Water’s land (to the south) will be retained via Minworth.

4.79

Emergency access points for blue light vehicles will be provided to the north-east and
south of the site connecting the internal spine road with Wishaw Lane.

4.80

IM Properties has consulted with the local communities within Minworth, Over Green
and along Wiggins Hill Road to explain these proposals.

PROW 2086
4.81 This PROW connects Wiggins Hill Road to Wishaw Lane, orientated broadly east-west.
The eastern half crosses the area of structural landscaping and planting and the
western half crosses Development Zone 2. It is necessary to:

4.82

•

Temporarily stop up the eastern half to permit the site earthworks and structural
landscaping, after which this section of the PROW can be reinstated including an
upgraded path with an enhanced form of surfacing; and

•

Divert the western half of the PROW through the creation of a new bridleway
connecting the eastern half of the PROW with Wishaw Lane to the north (refer
to Appendix 7). The bridleway will permit pedestrian, cycle and horse rider
access.

This approach will deliver net benefits for local accessibility by upgrading the eastern
half of the PROW and providing a greater length of publicly accessible pathway through
the creation of a new bridleway, which will extend accessibility to cyclists and horseriders (the existing PROW is purely for pedestrians). Furthermore, this
PROW/bridleway will now connect in to an extensive (c.4km) network of permissive
paths within Peddimore, providing enhanced accessibility within the site and to wider
area as well as a new recreational resource.

PROW 1131
4.83 This PROW lies to the north-west of the application site, linking Bulls Lane to the north
with Peddimore Hall and then connecting to Peddimore Lane to the south. It currently
terminates where it joins with Peddimore Lane adjacent to Vine Cottage and The
Cottage to the north of the application site.
4.84

Given Peddimore Lane is being stopped up and the spine road will not be an adopted
highway it will be necessary to extend PROW ID 1131 to link it to the adopted A38
junction footway (and bridge). This is shown on the plan attached as Appendix 7.

4.85

The above PROW proposals have been developed following consultation with the
Birmingham Local Access Forum, Ramblers Association (Sutton Coldfield branch), Canal
and River Trust and the Council’s Principal Rights of Way Officer.

Application routes
4.86 IM Properties Plc will submit applications under Sections 247 and 257 of the Town and
Country Planning Act 1990 to stop up the two highways and divert PROW 2086
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(respectively). It is envisaged that the extension of PROW 1131 will be delivered as part
of the technical and design approval process for the A38 junction and related adoption
agreement.
4.87

It is envisaged that the relevant applications will be made concurrently with the
planning application or shortly thereafter. The timing of any closures (temporary or
permanent) will be publicly communicated as the full detail for construction works is
developed.

Outline development programme
4.88

Subject to the planning process, site preparation/enabling works and infrastructure will
commence by Quarter 4 2019 and will be completed in 2020. Building construction will
commence in 2020 and is expected to be completed by 2027, though this could be
earlier subject to occupier demand and the scale of their property requirements.
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5. The Development Plan and material
considerations
5.1

In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004,
this application is to be considered against the provisions of the Development Plan,
unless material considerations indicate otherwise.

5.2

Presented below is a summary of the key planning policies from the Development Plan
and other material considerations relevant to the development proposals. Full details
of relevant planning policy are provided in Appendix 8.

The Development Plan
5.3

The Development Plan comprises the saved policies from the Birmingham Unitary
Development Plan (“UDP”) (October 2005) and the adopted Birmingham Development
Plan (“BDP”) (January 2017).

Birmingham Development Plan 2031
5.4
The BDP was adopted in January 2017 and sets out the spatial vision and strategy for
the sustainable growth of Birmingham for the period 2011 to 2031. The BDP replaces
the majority of policies within the previous UDP (2005) save for Chapter 8 and
paragraphs 3.14 to 3.14D.
5.5

The Vision set out in the BDP underlines that Birmingham will be renowned as an
enterprising and innovative city based on a strong and prosperous economy with
diverse economic activity and a skilled workforce. Paragraph 3.13 of the BDP
underlines that Peddimore will provide the City with the much needed employment
land of the right size and type for major investors to help support the overarching
vision.

Policy PG1 Overall levels of growth
5.6
Policy PG1 states that over the plan period significant levels of employment
development will be planned for and provided along with supporting infrastructure and
environmental enhancements, including Peddimore.
5.7

Paragraph 4.8 of the BDP is clear that in order to provide employment for the City’s
growing population and reduce existing levels of unemployment and worklessness, an
additional 100,000 jobs need to be created. This aim will be enabled by the provision of
employment land, including Peddimore.

Policy GA5 Langley Sustainable Urban Extension
5.8
The Langley Sustainable Urban Extension (“SUE”) lies to the west of Peddimore and has
been allocated to provide approximately 6,000 new homes.
5.9

The policy establishes that Langley SUE will be an exemplar of sustainable development
and a destination of choice for families wishing to live in Birmingham. The policy
contains a number of criteria / principles to which development proposals must accord.
These include linking Langley SUE to Peddimore via a network of integrated pedestrian
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and cycle routes, which should be direct, connected, safe, attractive and comfortable.
In addition, improvements will be required to increase the capacity of the local road
network.
Policy GA6 Peddimore
5.10 GA6 establishes that Peddimore will deliver 71ha of new employment land for B1b
(Research and Development), B1c (Light Industrial), B2 (General Industrial) and B8
(Storage and Distribution) uses; whilst B1a (Office) development will remain ancillary
to the main industrial use.
5.11

BDP paragraph 5.66 explains that there is a significant shortfall in the supply of high
quality “Best Urban” employment land to attract to international, national and regional
occupiers. Paragraphs 5.67 and 5.68 state that Peddimore has been identified through
the preparation and examination of the BDP as the “best opportunity” to
accommodate new employment development, with the shortage of suitable
brownfield sites comprising the exceptional circumstances to justify the release of the
site from the Green Belt.

5.12

As set out in section 4, the BDP Inspector’s Report (2016) confirmed that Peddimore
will significantly boost the supply of Best Urban supply and the Inspector concluded
that Peddimore’s “…size and good road transport links are likely to make it attractive to
developers, and it would provide local employment opportunities for residents of the
SUE [Langley] and the surrounding neighbourhoods” (para. 123). He also concluded
that Peddimore “…is required as soon as possible” (para. 125).

5.13

GA6 contains a number of criteria / principles to which development proposals must
accord. These include guidance on achieving high quality design and landscaping,
access improvements, enhanced biodiversity and protection of heritage assets.

5.14

Plan 10 “Peddimore Spatial Plan” identifies the 71ha “Developable Area” and wider
“Growth Area” boundary which represents the land released from the Green Belt. The
Growth Area and Developable Area boundaries are detailed on the Site Location Plan
attached as Appendix 2.

5.15

The key principles set out within Policy GA6, which future development will need to
ensure, can be summarised as:
•

40ha of the site should be safeguarded for B1c and/or B2 (manufacturing) uses;

•

Highest quality development in a landscape setting including a landscaped buffer
area including reinstatement of historic hedgerows to the north and east;

•

Development should not take place outside the Developable Area (save for
infrastructure as confirmed in the draft Peddimore SPD – see below);

•

Building heights close to the northern and eastern edges should be carefully
controlled to limit visual impact;

•

A network of integrated pedestrian and cycle routes linking Langley SUE and the
cycle network.
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•

New bus connections such as Sprint/Rapid Transit services;

•

New junction with the A38;

•

Enhanced biodiversity including Peddimore Brook and hedgerow reinstatement;

•

Protect and enhance known archaeological features and the character and
setting of heritage assets;

•

Consider impacts on soil resources; and

•

Ensure a comprehensive development and relationship with Langley SUE.

Policy TP19 Core Employment Areas
5.16 Peddimore is identified as a Core Employment Area on the BDP Policies Map.
5.17

Policy TP19 sets out that the Core Employment Areas will be retained in employment
use and will be the focus of additional development opportunities during the plan
period.

Birmingham Unitary Development Plan
5.18 Following the adoption of the BDP, the policies within the UDP, apart from Chapter 8
and paragraphs 3.14 to 3.14D, were replaced. These policies will continue to be in force
until the adoption of the emerging Development Management DPD.
5.19

Paragraph 3.14 provides detailed design policies requiring a high standard of design
and consideration to be given to a schemes context including respect towards the
surrounding scale and design.

Other material considerations
5.20

There are a number of Supplementary Planning Documents (“SPDs”) which provide
further details and guidance supporting the policies in the Development Plan, including
the draft Peddimore SPD.

Peddimore Draft Supplementary Planning Document (September 2018)
5.21 Policy GA6 of the BDP states that an SPD will be prepared before development
commences to address issues of design, access and phasing to ensure a comprehensive
development and relationship with Langley SUE.
5.22

A draft version of the Peddimore SPD was published for consultation between 10
September 2018 and 22 October 2018. The draft SPD provides a Vision (supported by
an Illustrative Framework plan), development principles and delivery guidance. The
Illustrative Framework confirms the A38 gateway access, main vehicle routes, Brook
corridor, development areas, landscape setting and pedestrian/cycle routes and seeks
a masterplan-led approach which is informed by this Illustrative Framework Plan.

5.23

A summary of the Key Development Principles set out in the draft SPD is provided
below:
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5.24

•

Connectivity: Development at Peddimore will provide for sustainable travel,
promoting walking, cycling and high quality public transport. A new strategic
junction on the A38 and improvements to the existing road network are central
to the transformation of the area.

•

Design: A strong design-led approach will be taken to ensure that buildings and
infrastructure contribute towards creating a high quality place that successfully
integrates into the surrounding landscape. There is no limit on the amount of
floorspace to be developed although all employment land uses should be within
the Developable Area (other enabling works can fall outside the developable
area provided they are appropriately sited and mitigate visual impacts).

•

Sustainability: Peddimore will deliver a multi-functional green infrastructure
network, where valuable landscape and ecological assets are enhanced,
increasing biodiversity and habitat connectivity. Buildings will also contribute
towards these networks and will meet high sustainability standards.

It is understood that the final Peddimore SPD will be adopted in early 2019 following a
review of consultation responses.

Langley Sustainable Urban Extension Draft SPD (September 2018)
5.25 A draft version of the Langley SUE SPD was published alongside the draft Peddimore
SPD in September 2018. The draft version included an Illustrative Framework indicating
areas of interaction with Peddimore, including primary access points and Sprint/Rapid
Transit routes.
5.26

The draft Langley SUE SPD sets out that the delivery of Langley and Peddimore will be
coordinated to provide a comprehensive approach to bring significant investment into
the area, including new homes, new jobs, improved public transport, green and social
infrastructure and enhancements to the highway network.

Other SPDs
5.27 A number of generic SPDs and SPGs are material to the development proposal. These
include:
•
•
•
•
•
•

Nature Conservation Strategy (March 1997);
Places for All SPG (November 2001);
Archaeology Strategy: Building the Future, Protecting the Past (February 2004);
Access for People with Disabilities (March 2006);
Lighting Places SPD (June 2008); and
Car Parking Guidelines SPD (February 2012)

National planning policy and guidance
National Planning Policy Framework
5.28 The revised National Planning Policy Framework (“NPPF”) was adopted in July 2018 and
is a material consideration in the determination of all planning applications. At its heart
is a ‘presumption in favour of sustainable development’ (para. 11). The NPPF is clear at
paragraph 11(c) that development proposals which accord with an up-to-date
development plan should be approved without delay.
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5.29

Paragraph 3 of the NPPF establishes that the Framework should be read as a whole,
including its footnotes and annexes.

5.30

Paragraph 8 of the NPPF sets out that achieving sustainable development means that
the planning system has economic, social and environmental objectives, which are
interdependent and need to be pursued in mutually supportive ways.

5.31

The NPPF contains advice on the delivery of sustainable development across thirteen
key themes, of which, the following are considered of particular relevance:
•

Building a strong, competitive economy;

•

Promoting health and safe communities;

•

Promoting sustainable transport;

•

Making effective use of land;

•

Achieving well-designed places;

•

Meeting the challenge of climate change, flooding and coastal change;

•

Conserving and enhancing the natural environment; and

•

Conserving and enhancing the historic environment.

5.32

The NPPF requires decisions to help create the conditions in which businesses can
invest, expand and adapt. Paragraph 82 is clear that this includes recognising and
addressing specific locational requirements of different sectors including high
technology industries and for storage and distribution operations at a variety of scales
and in suitably accessible locations.

5.33

The NPPF states that where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, the harm should be weighed
against the public benefits of the proposal (para. 196).

National Planning Practice Guidance
5.34 On 6 March 2014, the Department for Communities and Local Government (“DCLG”)
launched the planning practice guidance web-based resource.
5.35

The National Planning Practice Guidance (“PPG”) replaces previous planning practice
guidance documents, and covers a number of topic areas which are relevant to the
determination of this application including “Design”. This section places great weight
on the importance of good design, which can be used to address issues related to local
character, crime prevention and vibrancy.

5.36

Other sections of the PPG include air quality; climate change; conserving and
enhancing the historic environment; environmental impact assessment; health and
wellbeing; land affected by contamination; light pollution; minerals; noise; travel plan,
transport assessment and statements; and water supply, wastewater and water
quality.
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Summary
5.37

The principle of employment development at Peddimore has been established through
the release of the site from the Green Belt and allocation through Policy GA6 of the
BDP to meet the City’s and region’s shortfall in best quality employment land. The
Inspector appointed to examine the BDP recognised the credentials of Peddimore and
stated that site delivery is required as soon as possible.

5.38

The proposed development has been formulated taking into account relevant national
and local planning policies, including the adopted Development Plan and the draft SPD
for Peddimore.

5.39

The following section considers the relationship between planning policy and the
development proposal in further detail.
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6. Planning assessment
6.1

This section assesses the proposed development against the Development Plan and
other material considerations, as outlined in Section 5.

Principle of employment development
6.2

The principle of employment development at Peddimore is firmly established through
the BDP with the site removed from the Green Belt and allocated (Policy GA6) to
deliver 71ha of employment land for B1b (Research and Development), B1c (Light
Industrial), B2 (General Industrial) and B8 (Storage and Distribution) uses (with ancillary
Offices (B1a)). Peddimore is a fundamental component of the strategy to deliver to the
BDP’s Vision.

6.3

In addition to the BDP allocation, the site has previously been granted planning
permission (Ref: 1996/02128/PA) by the SoS for strategic scale employment
development prior to its release from the Green Belt. The economic case was deemed
to be a very special circumstance to justify the grant of planning permission (as
explained in Section 3).

6.4

In summary, the principle of employment development at the application site is in
accordance with the Development Plan; the application will deliver 66.5ha of the 71ha
BDP allocation (with the remainder in third party ownership).

Requirements of Policy GA6
Land safeguarded for manufacturing
6.5
Policy GA6 requires 40ha of the site to be safeguarded for manufacturing uses (B1c or
B2). Page 16 of the draft SPD states that it is envisaged these manufacturing uses will
be delivered through both phases of the scheme (i.e. Development Zones 1 and 2).
6.6

The application seeks a flexible outline planning permission for the employment uses
with Development Zones 1A, 1B and 2 to accommodate B1b, B1c, B2 and/or B8 uses
(with ancillary offices). This approach will provide flexibility over specific employment
uses to be delivered within each individual Development Zone in response to market
requirements and the Council will be able to safeguard the 40ha of manufacturing uses
as applications for approval of reserved matters are submitted.

High quality design and landscaping
6.7
The DAS, Reserved Matters Design Guide and Landscape & Green Infrastructure
Strategy demonstrate that Peddimore will comprise an employment park of the
highest quality in a landscaped setting.
6.8

Chapter 10 of the ES concerns “Landscape and Visual” matters. There are no significant
residual effects during construction although when the development is operational
there will inevitably be adverse residual effects relating to changes from arable
land/countryside to built form, from a gently rolling landscape to level plateaus and
disrupted/foreshortened views from residential properties and the PROW/canal.
However, the creation of new access routes and open space will have a (significant)
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moderate beneficial residual effect, and there will be minor beneficial residual effects
relating to enhancement to Peddimore Brook and creation of new landscape features.
6.9

The application is also supported by a Landscape and Green Infrastructure Strategy and
20 Year Landscape Management Plan.

6.10

The employment park has been designed to successfully integrate with the
surrounding landscape through a landscape-led masterplan. The development will be
set within an extensive area of green and blue infrastructure, including significant areas
of new vegetation (tree and woodland planting) and an enhanced Peddimore Brook
corridor. These areas will create an attractive working and recreational environment
which enhances biodiversity. Landscape buffers have been purposefully designed
within and around the Developable Area to appropriately screen the built form where
necessary.

6.11

New buildings will be confined to the BDP’s defined Developable Area. The primary
substation and pumping station will be outside of the Developable Area but there are
specific technical reasons for this enabling infrastructure to be positioned in their
specific locations (see section 4) and they have been sensitively designed to mitigate
visual impact; in accordance with the draft SPD (p16).

6.12

The Parameters Plan provides limits on building heights, which have been assessed
within Chapter 10 of the ES, taking into account the detailed proposals for strategic
landscaping. Buildings to the north of the spine road within Development Zone 1B and
the Hub Zone will be reduced compared to Development Zones 1A and 2. Building
heights will accord with the limits stated in the draft SPD (p16).

6.13

The Reserved Matters Design Guide provides an agreed framework of design principles
specifically for the outline Development Zones; it will secure a holistic and high-quality
approach to building design, infrastructure and landscaping.

Access improvements
A38 Access and Transport Assessment
6.14 In accordance with Policy GA6, the proposed development will benefit from a new
junction with the A38 comprising a four-arm signalised roundabout with a
pedestrian/cyclist footbridge linking Peddimore to Langley SUE (and beyond). This will
form a high-quality gateway to the employment park.
6.15

The traffic and access effects of the proposed development, during both construction
and operational phases, have been assessed in Chapter 6 of the ES and the Transport
Assessment (TA) (supported by the Site Access Strategy Report). The former finds that
there are no significant adverse residual transport effects. These documents explain
the transport modelling work which has been undertaken (using the Sutton Coldfield
“Saturn” model) to assess impacts, including the potential transport impacts arising
from Langley SUE within the TA.

6.16

The transport strategy is consistent with the broad proposals set out in the BDP
evidence base. It seeks to prioritise investment in the promotion of sustainable travel
modes to provide travel choice and reduce car travel. The assessment work has
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identified potential highway improvements schemes to mitigate the residual impacts of
Peddimore with Langley SUE. These potential improvements will be either
implemented in accordance with agreed triggers or via a “monitor and manage”
approach where successful modal shift could remove the need for their
implementation. The transport measures can be delivered through Section 106 and/or
278 Agreements, and in association with contributions by others as appropriate.
A network of integrated routes
6.17 The development will include an extensive network of permissive pedestrian and cycle
paths, as well as a new bridleway, within a landscaped setting which will fully integrate
with the local network. These will encourage sustainable movements for Peddimore
employees and visitors but will also enhance accessibility throughout the wider area
and serve as a valuable recreational/leisure asset.
Sustainable Transport Strategy
6.18 The Sustainable Transport Strategy confirms that the site is sustainably located but that
connections are required to link the site with existing local transport facilities. The site
is included within a wider proposed Green Travel District covering Peddimore, Langley
and the existing areas of Sutton Coldfield, Minworth and Walmley. Early progress on
this initiative will be spearheaded by the Peddimore development.
6.19

A Framework Travel Plan supports the application to encourage travel by sustainable
modes; the appointed travel plan coordinator, working in conjunction with each
occupier at Peddimore, will be responsible for delivering/implementing detailed Travel
Plans – including freight management – which accord with the Framework Travel Plan.

6.20

The principal sustainable transport measures comprise:
•

New footpaths and cycleways on-site and off-site enhancements;

•

Bike share scheme;

•

On-site public transport infrastructure including enhanced bus services serving
the site (and including bus stops within 400m of building entrances with shelters
with seating and real time timetable information, and well linked to the cycle
and walking routes);

•

Cycle parking;

•

Electric bike and car charging facilities;

•

Car share scheme and parking for “car club” vehicles; and

•

Smart technologies to encourage sustainable travel.
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Enhanced biodiversity
6.21 The impacts on biodiversity have been assessed through Chapter 9 of the ES. The
application is also supported by a Framework Ecological Mitigation Strategy and Local
Wildlife Site Assessment.
6.22

During construction there are several adverse residual effects including
loss/fragmentation of non-statutory, ecologically valuable and farmland bird habitats.
These are at the local/district level. Specific construction methods will be incorporated
to minimise effects.

6.23

When the development is operational there would be a single significant residual effect
relating to the establishment of green and blue infrastructure, including biodiversity
net gain and restoration of connectivity within non-statutory sites and replacement.
The landscaping, drainage and lighting strategies (including management practices)
have been designed in accordance with ecological principles to deliver habitat creation
and enhancement and biodiversity net gain, which will outweigh the habitat loss. As
such, habitat creation and enhancement will deliver long-term benefits to biodiversity.

6.24

Significant areas of new planting and habitat creation, particularly along the Peddimore
Brook corridor and eastern areas (with reinstated hedgerows), have been incorporated
which will ensure biodiversity is appropriately conserved and enhanced in accordance
with BDP Policies TP7 and TP8.

6.25

A Soil Resources Management Plan is appended to the CEMP to consider and mitigate
impacts on soil resources during construction and operation.

Protecting heritage assets and archaeological features
6.26 Chapters 11 and 12 of the ES assess potential impacts upon built heritage and
archaeology respectively (the former is supported by a Heritage Assessment).
6.27

Pre-historic and medieval archaeological remains have been identified within the site.
A programme of excavation, recording and post-excavation will be undertaken in areas
of identified potential and no significant residual effects have been identified during
the construction phase.

6.28

Turning to built heritage assets, Section 66 of The Planning (Listed Buildings and
Conservation Areas) Act 1990 places a duty upon the Council in determining
applications for development affecting listed buildings to have special regard to the
desirability of preserving the special architectural or historic interest and setting of a
listed building.

6.29

In this regard, it has been concluded that the development could result in harm to the
significance of Peddimore Moated Site (scheduled monument), Peddimore Hall (Grade
II), The Old Barn (Grade II), the Old Barn Cottage (Grade II) Wiggins Hill Farmhouse
(Grade II) and Dovecot and Stable At Wiggins Hill Farm (Grade II), Forge Farmhouse
(Grade II), and the Farm Buildings adjacent to Peddimore Hall (non-designated asset).
This harm relates to the setting of the assets and due to the measures to be delivered
through the development is considered to be ‘less than substantial’ harm in NPPF
policy terms.
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6.30

Paragraph 196 of the NPPF is therefore engaged requiring that the “less than
substantial” harm should be weighed against the public benefits of the proposed
development. The NPPG confirms that public benefits could be anything that delivers
economic, social or environmental progress as described in the NPPF. Significant public
benefits will flow from the proposed development (of a nature or scale to be of benefit
to the wider public), as summarised below (further details can found within the suite of
application documents including the ES):
Table 6.1:

Forecast Public Benefits from Proposed Development

Phase

Socio-economic 1

Environmental

Construction

200 full-time equivalent (FTE)
(gross) jobs (135 in the West
Midlands and 75 in Birmingham);

N/A

A further 65 FTE indirect and/or
induced jobs generated within the
supply chain and from onward
employee expenditure within the
West Midlands (20 in Birmingham);
An additional £12.8 million annual
uplift in productivity (GVA) within
the West Midlands (£6.1 million in
Birmingham);
Improvement in health associated
with increased work and training
Operation

Provision of 5,755 direct (gross) FTE
jobs (4,250 held by residents of the
West Midlands, of which 2,160 in
Birmingham);
Taking additional factors into
account and indirect / induced
effects, 6,380 net additional jobs
(direct, indirect and induced) could
be held by residents of the West
Midlands (2,700 local to
Birmingham);

Biodiversity net gain through the
establishment of green and blue
infrastructure
Hydrology – Enhancement to
Peddimore Brook, creation of wetland
habitats and enhanced surface water
runoff regime
Landscape – New landscape features
and enhanced landscape character at
the regional level

£355.5 million annual contribution
to GVA within the West Midlands
(£153 million local to Birmingham);
1

These figures are sourced from the Economic Impact Assessment and relate specifically to
the proposed development. Please note that the whole of the Peddimore allocation (including
third party land) has been assessed as having the potential to create approximately 6,500 jobs
directly on site when complete and operational, with a further 3,000 jobs created and
supported in the wider economy. Also note that ES Chapter 10 includes different figures as it
applies a worst case scenario to the proposed development i.e. the lowest number of jobs
created and, in turn, lower annual productivity figures (Gross Value Added (GVA))
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Additional salary expenditure of
circa £66.8 million per annum;
Approximately £5.9 million business
rate revenue to the Council per
annum;
Access to areas of open space,
nature and permissive paths / a new
bridleway ; and
Improvement in health associated
with increased work and training

6.31

In summary, the proposed development will generate extensive public benefits relating
to socio-economic and environmental improvements. The view is taken that these
outweigh the “less than substantial harm” to the significance of the identified heritage
assets, thereby satisfying Policy GA6 and NPPF para. 196.

6.32

To conclude, the application is in accordance with Policy GA6 from the BDP.

Ensuring comprehensive development
6.33

As set out above, the employment park has been planned comprehensively with a
landscape-led masterplan, in which new buildings are confined to the Developable
Area defined in the BDP. The Detailed Infrastructure and Parameters Plans are in
accordance with the Illustrative Framework and Phasing Plan presented in the draft
Peddimore SPD.

6.34

The application has been carefully structured to ensure that development of
infrastructure, landscaping and business space occurs in a comprehensive and coordinated manner.

6.35

The application excludes two peripheral areas of land within the BDP Developable Area
(adjoining Development Zone 2 to the east and south) which are in third party
ownership (these are annotated on the Illustrative Masterplans). However, the
proposed development will enable the future development of these areas through the
delivery of strategic infrastructure which will effectively service the two sites and which
could be incorporated as part of Development Zone 2.

6.36

Section 7.3 of the Design and Access Statement includes Masterplan Options 3 and 4
demonstrating how one of the third party land parcels – owned by Severn Trent Water
(to the south) – could be delivered comprehensively, either as part of Development
Zone 2 or as a subsequent development phase. The Masterplan Options show that
either option could be delivered on the basis of the proposed spine road.

6.37

The proposed infrastructure has been planned to “future proof” development of the
third party land. A higher quantum of development reflecting the whole allocation has
informed the transport modelling within the Transport Assessment to ensure that the
transport infrastructure, including the A38 junction, spine road and internal
roundabouts, can accommodate the traffic flows. In addition, development
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earthworks/plateaus, strategic landscaping and cycle/pedestrian routes covered by the
full application all allow for the future development of the third party land within the
defined Developable Area.
6.38

It can therefore be concluded that the application will in no way prejudice the future
development of this third party land. Quite to the contrary, it will help to enable the
future development of these areas in a manner which is integrated with the wider
allocation.

Other technical considerations
Air quality
6.39 An Air Quality assessment is provided as Chapter 7 of the ES.
6.40

The site is located within the Birmingham City-Wide AQMA designation.

6.41

A number of sensitive receptors have been identified and have been assessed including
neighbouring residential properties, schools close to roads affected by changes in
traffic flows and the broad Birmingham AQMA.

6.42

The assessment concludes that there are no residual effects during construction. When
the development is operational emissions from traffic generated by the proposed
development would not result in significant residual effects, reflecting the effective
implementation of identified low emission mitigation measures.

Noise and vibration
6.43 The effects of potential noise and vibration emissions from the proposed development
is assessed in Chapter 8 of the ES.
6.44

A baseline noise survey was undertaken over a 12 day period during May 2018 and
measurements were undertaken at nine locations around the site. A number of
sensitive receptors have been identified including residential properties and canal
moorings near to the site and near to the local road network.

6.45

During the construction phase there will be significant adverse residual effects relating
to noise and vibration from construction works. During operation there will be a single
significant adverse residual effect relating to off-site road traffic on existing residential
properties close to the A38 south of the new access in the short-term but this effect
will not be significant in the long-term.

6.46

Mitigation measures will include controls on construction activities and traffic and
landscaping measures (mounding and acoustic fences). In addition, the final layout and
design of the Development Zones will be formulated at the reserved matters stage and
will ensure any noise impacts are appropriately mitigated in line with the assessment
findings contained in the ES.

Lighting
6.47 Effects in relation to lighting are assessed through Chapter 13 of the ES. In addition, an
External Lighting Assessment Report has been submitted with the application.
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6.48

Several sensitive receptors were identified including areas of residential properties
(e.g. Walmley to the west) and local road infrastructure (e.g. the A38).

6.49

Lighting associated with the A38 roundabout and the internal spine road has been
designed to specified national standards. Landscape mounding and planting will help to
limit views of lighting from receptors. The assessment concludes that there would be
no significant residual effects on receptors during construction or operation of the
development.

Flooding and hydrology
6.50 Flood risk and hydrology effects have been assessed in Chapter 14 of the ES. In
addition, the application is supported by a Flood Risk Assessment, Sustainable Drainage
Statement and Water Framework Directive.
6.51

Peddimore Brook is the only surface water feature on site and the majority of
Peddimore lies within a low probability flood zone. There are no significant adverse
residual effects during construction. Turning to the operational phase, attenuation
systems will be delivered and there are two moderate beneficial residual effects
relating to the reduced risk of flooding and diversion of Peddimore Brook to create a
more natural watercourse aligning with the natural valley line and with a modified flow
regime. These measures will deliver an enhanced surface water runoff regime.

6.52

The proposed management of flood risk and water resources accords with BDP Policy
TP6.

Ground conditions
6.53 Effects relating to ground conditions and contamination have been assessed within
Chapter 15 of the ES and stand-alone Geotechnical and Geo-environmental reports
have been submitted with the application. A CEMP has also been provided.
6.54

There are not considered to be any significant residual effects relating to ground
conditions. The sensitivity of construction works is considered to be medium. The
magnitude of change is considered to be negligible and therefore there is likely to be a
direct, temporary, adverse residual effect, which is considered to be negligible.

Foul Water and Utilities
6.55 A Foul Water and Utilities Assessment has been prepared to understand the locations
of existing utilities apparatus in the vicinity of the site and to provide an account of the
viability of servicing the proposed development with suitable main services
infrastructure.
6.56

It has been identified that the site surrounds are well served by high and low voltage
electricity, foul drainage, clean water and telecommunications apparatus. Preapplication engagement with relevant utility network operators indicates that
sufficient residual capacity exists within the surrounding network to serve the
proposed development.

6.57

As explained in section 4, the proposed development will require an onsite primary
substation in order to facilitate the required electricity demand on site; whilst there is
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also a requirement to undertake reinforcement works to facilitate overall site clean
water demand.
Soils and agricultural land
6.58 Effects relating to soil and agricultural land are assessed through Chapter 16 of the ES.
6.59

There are two adverse residual effects relating to the loss of “best and most versatile”
(BMV) agricultural land and loss of land to farm holdings.

6.60

It must however be recognised that 71ha of land at Peddimore has been allocated for
employment development in the BDP to meet the identified shortfall in high quality
Best Urban employment land, and the view is taken that the loss of BMV is outweighed
by this allocation and the large number of socio-economic and environmental benefits
which it will deliver.

Minerals
6.61 In accordance with Policy GA6 and TP16 of the BDP, a Mineral Assessment has been
undertaken to investigate the existence of mineral deposits and to identify whether
there are any viably workings which should be extracted.
6.62

The investigation has identified that there are low quantities of sand, gravel and
significant quantities of brick clay within the site boundary. However, the extraction of
such minerals is considered to be economically unviable due to the low quality and
overall cost to transport the minerals.

Sustainability and climate change
6.63 Sustainability is one of the Key Development Principles within the draft SPD and the
submitted Sustainability and Carbon Reduction Strategy demonstrates the strong
commitment to deliver a sustainable and innovative employment park which includes
the construction of low carbon, energy efficient buildings. The sustainability targets
and ambitions at Peddimore will make it an exemplar development not only in the
West Midlands but nationwide.
6.64

A carbon reduction strategy has been developed at outline stage for implementation
during detailed design. This strategy contains a number of targets and commitments
that specifically relate to building design and construction. The strategy has been
developed to target the main source of carbon emissions which are as a result of
electrical energy consumption and embodied carbon.

6.65

Sustainability targets have been developed for the buildings and have been reflected in
design principles set out within the Reserved Matters Design Guide:
•

A carbon reduction target of 36% above current building regulations;

•

30% carbon reduction through renewable technologies;

•

BREEAM Excellent (2014) methodology;

•

40% reduction in water use based upon the BREEAM calculator;
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•

Use of smart grid technology for the initial buildings within Development Zone 1
consisting of roof mounted PV cells linked to battery technology; and

•

An embodied carbon assessment to provide a benchmark for targeted
reductions through material selection.

6.66

Climate change effects have been assessed in Chapter 17of the ES.

6.67

A number of likely significant effects have been considered as part of the assessment
including release of direct and indirect greenhouse gas emissions during construction
and operation, and building overheating during operation.

6.68

As a result of secondary adaptive mitigation, there will be no significant residual
effects.

6.69

The proposed development has included measures to help manage and minimise
impact of extreme weather and climate change in accordance with Policy TP2 of the
BDP.

Conclusion
6.70

In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004,
this application needs to be considered against the provisions of the Development
Plan, unless material considerations indicate otherwise.

6.71

The presumption in favour of sustainable development is set out in paragraph 11 of the
NPPF. In this case, paragraph (c) is engaged because there is an up-to-date
Development Plan; the BDP (2017). This national policy states that development
proposals which accord with an up-to-date development plan should be approved
without delay.

6.72

This statement has demonstrated that the proposed development is in accordance
with the Development Plan as well as other relevant material considerations including
national policy and guidance and the draft Peddimore SPD. The proposals will
contribute significantly to the Vision and Objectives of the BDP. In particular;

6.73

(i)

the principle of employment development is firmly established through
Policy GA6;

(ii)

the development proposal will deliver high quality design and landscaping,
access improvements, enhanced biodiversity and ensure a comprehensive
development, as required under GA6; and

(iii)

the proposed development accords with the Illustrative Framework,
Phasing Plan and “Key Development Principles” of Connectivity, Design
and Sustainability, as outlined within the draft SPD.

It has been acknowledged that the proposed development will result in “less than
substantial harm” to the significance of specific designated heritage assets (changes to
their settings) and the loss of Best and Most Versatile agricultural land. However, this
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less than substantial harm to setting and loss of agricultural land will be outweighed by
the extensive public benefits including the creation of thousands of jobs, a significant
uplift in productivity (Gross Value Added) across the West Midlands, health
improvements associated with increased work and training, access to open space,
nature and recreational routes, and enhancements to biodiversity (net gain), landscape
features/character and hydrology.
6.74

The proposed development accords with the Development Plan (as well as other
material considerations) and constitutes truly sustainable development as defined by
paragraph 11 of the NPPF. It should therefore be approved subject to appropriate
planning conditions and obligations.
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7. Planning Conditions and Obligations
7.1

The proposed development will be subject to a series of planning conditions and
obligations to ensure it is acceptable in planning terms. Planning (and
highway/transport) obligations will be delivered through appropriate legal agreements.

7.2

This section provides an overview of potential conditions and obligations which will
need to be discussed and agreed with the Council and other stakeholders in further
detail during the application determination period.

7.3

Chapter 20 of the ES provides a composite schedule of mitigation required to manage
environmental effects during the construction and operational phases of the proposed
development. It will be essential for many of these mitigation measures to be captured
through planning conditions and obligations, with appropriate mechanisms for
monitoring and/or review, as necessary.

Planning Conditions
7.4

Paragraph 55 of the NPPF states that planning conditions should be kept to a minimum
and only imposed where they are:
(i)

necessary;

(ii)

relevant to planning and to the development to be permitted;

(iii)

enforceable;

(iv)

precise; and

(v)

reasonable in other respects.

7.5

Given the format of the planning permission, namely hybrid with both full and outline
elements, it is suggested that conditions are structured to respond specifically to these
separate aspects of the planning permission. This is critical to allow the site enabling
and infrastructure works to commence as soon as possible following the grant of
permission.

7.6

In relation to the outline permission it is important that the conditions can be
discharged for individual phases of development, to permit phases to commence once
conditions and reserved matters have been discharged/approved for that specific
phase. The permission and conditions should also permit sub-phases within each
Development Zone to be applied for and approved individually.

7.7

Different types of condition are likely to be required including “Compliance” (in
accordance with submitted details e.g. detailed plans/strategies), “pre-occupation” and
“pre-commencement” conditions (requiring submission and approval of further details
prior to occupation of buildings or commencement of the development). However, the
aspiration is to minimise pre-commencement conditions as far as possible with the use
of compliance conditions, especially for the elements applied for in full, in order to
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reduce the burden on the administrative process and avoid the need for unnecessary
further approvals.
7.8

The Development Zones are applied for in outline but the site earthworks, which are
applied for in full, also cover the Zones. It will therefore be necessary to ensure that
conditions are structured to allow the earthworks to be implemented prior to the
approval of reserved matters and discharge of conditions for each outline Zone. It will
be necessary for pre-commencement conditions relating to the outline Development
Zones to be worded so as to allow earthworks but prevent “above ground works”.

7.9

It is anticipated that conditions may be necessary in relation to the approval of
following details inter alia:
Table 7.1:

Potential Planning Conditions

Matter

Full

Outline

Type / Comments

Submission and
Approval of
Reserved matters

N/A

Y

Pre-commencement – During preapplication discussions a 10 year period
for the submission of reserved matters
was agreed (Section 92(4) of the TCPA
1990 permits longer timeframes than
the standard 3years).
It will be necessary to allow
applications for individual plots to be
submitted, approved and implemented
in phases

Approved Plans
and documents

Y

Y

Compliance – important that specific
plans and documents are aligned to full
or outline elements

N/A

Y

Requiring that no B1b floorspace will
be permitted unless updated technical
assessments are undertaken to assess
the impacts of their specific operations
and the technical assessments
demonstrate that there is no increase
in the impacts assessed and that any
mitigation required to ensure that
there is no increase in impacts is
implemented

Public Art Strategy

Y

Y

Ensure a clear and holistic approach to
the delivery/commissioning of public
art across the site

Materials

Y

Y

Compliance for Full (Gatehouse) and
pre-commencement for outline
(specific elevational requirements are
set out in the ES)

B1b uses
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Details of plant and
building extraction
and ventilation

Y

Y

Pre-occupation for full (gatehouse) and
outline

Acoustic mitigation

Y

Y

Compliance for Full and pre-occupation
for outline

Lighting scheme

Y

Y

Compliance for Full and pre-occupation
for outline

Drainage

Y

Y

Compliance for Full and pre-installation
for outline

Archaeological field
evaluation and
recording

Y

Y

Pre-commencement

Construction
Environmental
Management Plan
(including
appendices)which
will deliver tertiary
mitigation
identified in ES

Y

Y

Compliance, with appropriate
arrangements for monitoring and
review when contractors appointed. To
cover unexpected contamination
protocol as required in ES.
It may be acceptable for areas where
specific detail is not currently known to
be subject to a separate and bespoke
pre-commencement condition.

Detailed Travel
Plans to accord
with FTP

N/A

Y

Pre-occupation

Reserved Matters
Design Guide

N/A

Y

Compliance and protocol for review

Sustainability
Statements to
accord with targets
in Sustainability
and Carbon
reduction Strategy

N/A

Y

Accompanying reserved matters or precommencement

Watercourse
Diversion Method
Statement

Y

Y

A temporary method statement for
construction phase and permanent
method statement for operational
phase, triggered prior to specific works
affecting the watercourse

Site Flood
Management Plan

Y

Y

Detailing emergency procedures for a
flood event

Dynamic thermal
modelling for
building design

N/A

Y

Accompanying reserved matters or precommencement (as required by ES)
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Draft Heads of Terms for Potential Planning Obligations
7.10

Paragraph 56 of the NPPF states that planning obligations should only be sought where
they meet all of the following tests:
(a)

necessary to make the development acceptable in planning terms;

(b)

directly related to the development; and

(c)

fairly and reasonably related in scale and kind to the development.

7.11

The tests are also set out in section 122 of the Community Infrastructure Levy
Regulations 2010 (“CIL Regulations”). Planning obligations are also covered by Policy
TP47 of the BDP and Section 8 of the UDP.

7.12

It is anticipated that the following potential obligations will be required:
•

Financial contribution to the Council towards planting at Wishaw Lane
playing/recreation fields

•

Open space access and maintenance/management (including the 20 Year
Landscape Management Plan)

•

20mph speed limit across the site

•

Transport improvements as set out in the TA including:
‒

Specific walking and cycling schemes;

‒

Public transport (to be appropriately phased); and

‒

Highway interventions to be implemented in accordance with agreed
triggers or via a monitor and manage approach where successful modal
shift could remove the need for their implementation

7.13

Any contribution towards highway improvements will be dealt with separately through
a Section 278 Agreement with the Council as local highway authority.

7.14

In accordance with paragraph 3.12 (xix) of the Planning Performance Agreement, the
Applicants would welcome further discussions with the Council regarding conditions
and obligations to be applied to the grant of planning permission to ensure that the
delivery of development is not delayed.
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8. Summary and Conclusions
8.1

This Planning Statement accompanies the hybrid planning application proposing
development of a high quality employment park at Peddimore; one of the most
significant employment opportunities within the UK.

8.2

In January 2017, Peddimore was released from the Green Belt and allocated to deliver
71ha of best quality employment land through the Birmingham Development Plan
(“BDP”) to address the identified needs of the industrial and logistics sectors, including
international, national and regional scale businesses.

8.3

The proposed development will set new standards for commercial development and be
capable of attracting large scale businesses as well as small/medium enterprises in key
growth sectors. The Applicants are committed to delivering a best in class employment
park which is fully integrated with the local community. The proposals have been
informed by comprehensive pre-application engagement, including meetings,
workshops and exhibitions with Birmingham City Council, key stakeholders and the
local community. IM Properties is committed to continuing this dialogue as the
development progresses and to seek to ensure the benefits of development are shared
by the widest possible audience. As the project progresses, existing channels of
communication will be maintained and new forums established to allow practical
matters such as the detail of construction activity to be shared, the impacts of on-site
operational practices to be understood and the long term opportunities for all to be
maximised.

8.4

It has been demonstrated that the proposed development is in accordance with the
Development Plan, as well as relevant material considerations, including national policy
and guidance and the draft Peddimore SPD:

8.5

(i)

The principle of employment development is firmly established through
Policy GA6;

(ii)

The development proposal will deliver high quality design and
landscaping, access improvements, enhanced biodiversity and ensure a
comprehensive development, as required by GA6; and

(iii)

The proposed development accords with the Illustrative Framework,
Phasing Plan and “Key Development Principles” of Connectivity, Design
and Sustainability, as outlined within the draft SPD.

The development will deliver extensive socio-economic and environmental benefits
including the creation of thousands of jobs, a significant uplift in productivity (Gross
Value Added) across the West Midlands, health improvements associated with
increased work and training, access to open space, nature and recreational routes, and
enhancements to biodiversity (net gain), landscape features/character and hydrology.
The public benefits will outweigh the “less than substantial harm” to the significance of
specific designated heritage assets (changes to their settings) and the loss of Best and
Most Versatile agricultural land.
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8.6

In addition to the above referenced benefits, specific social value commitments have
been agreed between the Applicants to deliver significant socio-economic
enhancements at Peddimore which will support and empower the local community
and wider West Midlands (as described in the Social Value Study). Whilst these form
commitments to be delivered by IM Properties Plc through the development of
Peddimore (specifically its undertaking in connection with the provision of strategic
infrastructure and the development of Development Zone 1A), it is important to
highlight that they are not mitigating development impacts and they do not comprise
material considerations in the determination of the planning application.

8.7

To conclude, Peddimore is fundamental to the socio-economic growth of Birmingham
and the West Midlands. The application accords with the Development Plan as well as
other material considerations and constitutes truly sustainable development as defined
by paragraph 11 of the NPPF. It follows that planning permission should be approved
subject to appropriate planning conditions and obligations.
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Appendix 1:

List of Planning Application
Documents

Stand-alone application documents
Document

Author

Application Form and Certificates

Turley

CIL Additional Information Form

Turley

Application cover letter (including schedules of application documents)

Turley

Planning Statement (incorporating draft Heads of Terms for Planning Obligations)

Turley

Economic Impact Assessment

Turley

Social Value Study

Turley

Sustainability and Carbon Reduction Strategy incorporating:

Turley

(i)
(ii)
(iii)
(iv)
(v)
(vi)

Peddimore Sustainability Targets
Embodied Carbon Assessment
BREEAM Pre-Assessment
Sustainable Water Statement
Site Wide Waste Strategy
Occupier Sustainability Charter

Heritage Assessment

Turley

Design and Access Statement

UMC

Reserved Matters Design Guide

UMC/BEA/BWB

Transport Assessment

BWB

Framework Travel Plan

BWB

Site Access Strategy Report

BWB

Sustainable Transport Strategy

BWB

Foul Sewage and Utilities Statement

BWB

Sustainable Drainage Statement

BWB

Flood Risk Assessment

BWB

Water Framework Directive

BWB

Phase 1 Geo-Environmental Assessment

BWB

Phase 2 Geo-Environmental Assessment (including Factual Ground Investigation Report)

BWB

Geotechnical Assessment Report (including Factual Ground Investigation Report)

BWB

Existing Site Levels

BWB

Watercourse Survey

BWB
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Landscape and Green Infrastructure Strategy

BEA

20 Year Landscape Management Plan

BEA

Tree Survey

BEA

Arboricultural Impact Assessment

BEA

Minerals Assessment

Central M&W Planning

Statement of Community Engagement

Camargue

Framework Ecological Mitigation Strategy

Middlemarch

Local Wildlife Site Assessment

Middlemarch

External Lighting Assessment Report

MBA

Construction Environmental Management Plan (CEMP) including:

RLB/Middlemarch/
Reading Agricultural
Consultants

(i)
(ii)

Construction Ecological Management Plan (CEcMP)
Soil Resources Management Plan

Environmental Statement: Volume 1 – Main text and figures
Chapter Title

Author

1

Introduction

Turley

2

Approach to EIA

Turley

3

Description of the Site and Study Area

Turley

4

The Proposed Scheme

Turley

5

Consideration of Alternatives

Turley

6

Traffic and Transport

BWB

7

Air Quality

BWB

8

Noise and Vibration

Resound Acoustics

9

Biodiversity

Middlemarch

10

Landscape and Visual

BEA

11

Built Heritage

Turley

12

Archaeology

EDP

13

Lighting

MBA

14

Flooding and Hydrology

BWB

15

Ground Conditions and Contamination

BWB

16

Soils and Agricultural Land

Reading Agricultural Consultants

17

Climate Change

Turley
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18

Socio-economics and Human Health

Turley

19

Cumulative Effects Assessment

Turley

20

Summary of ES and Mitigation Schedule

Turley

Environmental Statement: Volume 2 – Technical appendices
Appendix

Title

Introduction
1.1

Environmental Impact Assessment (EIA) Scoping Report

1.2

Environmental Impact Assessment (EIA) Scoping Opinion

1.3

Environmental Impact Assessment (EIA) Scoping Opinion Addendum

1.4

Response to EIA Scoping Opinion Addendum

1.5

EIA Scoping Opinion - Addendum 2

1.6

Statement of Technical Competence

Air Quality
7.1

Construction Phase Assessment and Recommended Mitigation Measures

7.2

Traffic Data

7.3

Wind Rose for Birmingham Coleshill 2017

7.4

Model Verification

Noise and Vibration
8.1

Introduction to Noise and Vibration

8.2

Assessment Standards and Guidelines

8.3

Environmental Noise Survey

8.4

Construction Noise Survey

8.5

Operational Noise Assessment

Biodiversity
9.1

Preliminary Ecological Appraisal

9.2

Great Crested Newts Habitat Sustainability Index Assessment and eDNA Sampling Survey

9.3

Preliminary Ground Level Bat Roost Assessment of Trees

9.4

Bat Activity Surveys

9.5

Badger Survey

9.6

Breeding Bird Survey

9.7

Hedgerow Regulations (1997) Assessment
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Built Heritage
11.1

Heritage Assessment

Archaeology
12.1

Archaeological Assessment

12.2

Brief for Scheme of Archaeological Mitigation

Lighting
13.1

Street Lighting Layout

13.2

Luminous Intensity Calculations

13.3

ILP Environmental Zones

13.4

Night-time Assessment Photosheet

13.5

Illuminance Measurements

Soils and Agricultural Land
16.1

Agricultural Land Classification and Soil Resources

Environmental Statement: Volume 3 – Non-technical Summary
Section

Title

1

Introduction

2

EIA Process

3

The Site and Proposed Scheme

4

Effects of the Proposed Scheme

5

Cumulative Effects

6

What Happens Next
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Application plans
Drawing no.

Revisio Title
n

Author Status

17046_P0001

E

Site Location Plan

UMC

For approval

17046_P0002

L

Parameters Plan for Outline Elements

UMC

For approval

17046_P0003

M

Illustrative Masterplan 01

UMC

For information

17046_P0004

L

Detailed Infrastructure Plan

UMC

For approval

17046_P0005

J

Illustrative Masterplan 02

UMC

For information

17046_P1001

D

Gatehouse Layout, Plan & External Finishes

UMC

For approval

17046_P1002

D

Gatehouse Elevations

UMC

For approval

17046_P1003

C

Gatehouse HGV & Car Tracking

UMC

For approval

17046_P2000

D

Unit A Illustrative Site Layout

UMC

For information

17046_P2001

B

Unit A Illustrative Elevations

UMC

For information

17046_P2002

B

Unit A Illustrative Warehouse Layout

UMC

For information

17046_P4000

B

Unit H Illustrative Site Layout

UMC

For information

17046_P4001

A

Unit H Illustrative Elevations

UMC

For information

17046_P4002

A

Unit H Illustrative Warehouse Layout

UMC

For information

17046_P5000

A

Primary Substation General Arrangement

UMC

For approval

17046_P5001

B

Foul Water Pumping Station

UMC

For approval

17046_P5002

A

Street Lighting Substation

UMC

For approval
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PED-BWB-01-HGN-DR-C-0101 P4

S278 Site Access General Arrangement

BWB

For approval (Subject to S278
Agreement)

PED-BWB-01-HGN-DR-C-0111 P1

S278 Site Access Swept Path Analysis

BWB

For approval (Subject to S278
Agreement)

PED-BWB-HDG-01-DR-C-0504 P1

S278 Site Access Proposed Highway Drainage Strategy

BWB

For approval (Subject to S278
Agreement)

PED-BWB-HDG-01-DR-C-0505 P1

S278 Site Access Proposed Highways Drainage Layout

BWB

For approval (Subject to S278
Agreement)

PED-BWB-DGN-OH01-DR-C0100

P4

Onsite Highway Engineering Layout Sheet 1

BWB

For approval

PED-BWB-DGN-OH02-DR-C0101

P1

Onsite Highway Engineering Layout Sheet 2

BWB

For approval

PED-BWB-DGN-OH03-DR-C0102

P3

Onsite Highway Engineering Layout Sheet 3

BWB

For approval

PED-BWB-DGN-OH04-DR-C0103

P2

Onsite Highway Engineering Layout Sheet 4

BWB

For approval

PED-BWB-DGN-OH05-DR-C0104

P2

Onsite Highway Engineering Layout Sheet 5

BWB

For approval

PED-BWB-DGN-XX-DR-C-0112 P1

Onsite Roundabouts Bendi-Bus Tracking Sheet 1

BWB

For approval

PED-BWB-DGN-XX-DR-C-0113 P1

Onsite Roundabouts Vehicle Tracking Sheet 2

BWB

For approval

PED-BWB-DGN-XX-DR-C-0114 P1

Onsite Junction Vehicle Tracking Sheet 3

BWB

For approval

PED-BWB-DGN-XX-DR-C-0650 P1

Onsite Highway Long Sections

BWB

For approval

PED-BWB-DGN-XX-DR-C-0130 P2

Typical Highway Cross Sections & Construction Details

BWB

For approval
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PED-BWB-DDG-XX-DR-C-0510 P7

Zone 1A Proposed Onsite Foul Drainage

BWB

Part approval/part information

PED-BWB-DDG-XX-DR-C-0511 P7

Zone 1B Proposed Onsite Foul Drainage

BWB

Part approval/part information

PED-BWB-DDG-02-XX-C-0512 P7

Zone 02 Proposed Onsite Foul Drainage

BWB

Part approval/part information

PED-BWB-DDG-XX-DR-C-0500 P6

Zone 1A Proposed Surface Water Drainage

BWB

Part approval/part information

PED-BWB-DDG-XX-DR-C-0501 P6

Zone 1B Proposed Surface Water Drainage

BWB

Part approval/part information

PED-BWB-DDG-XX-DR-C-0502 P6

Zone 02 Proposed Surface Water Drainage

BWB

Part approval/part information

PED-BWB-DDG-XX-SK-C-008

Outline Surface and Foul Water Plot Drainage Example

BWB

For information

PED-BWB-DDG-XX-DR-C-0520 P1

Typical Drainage Details Sheet 1

BWB

For approval

PED-BWB-DDG-XX-DR-C-0521 P1

Typical Drainage Details Sheet 2

BWB

For approval

PED-BWB-DDG-XX-DR-C-0525 P1

Typical Foul Water Pumping Station Details

BWB

For approval

PED-BWB-DDG-XX-DR-C-0550 P3

Watercourse Diversion General Arrangement

BWB

For approval

PED-BWB-DDG-XX-DR-C-0551 P1

Watercourse Diversion Alignment & Long Sections (Sheet 1 of 4) BWB

For approval

PED-BWB-DDG-XX-DR-C-0552 P2

Watercourse Diversion Alignment & Long Sections (Sheet 2 of 4) BWB

For approval

PED-BWB-DDG-XX-DR-C-0553 P2

Watercourse Diversion Alignment & Long Sections (Sheet 3 of 4) BWB

For approval

PED-BWB-DDG-XX-DR-C-0554 P1

Watercourse Diversion Alignment & Long Sections (Sheet 4 of 4) BWB

For approval

PED-BWB-DDG-XX-DR-C-0555 P2

Typical Watercourse Section

For information

PED-BWB-DGN-XX-DR-C-0135 P3

Outline Watercourse Culvert Crossing (North) Details (Elevations BWB
& Section)

For approval

PED-BWB-DGN-XX-DR-C-0136 P1

Indicative Watercourse Pedestrian Footbridge Crossing Detail

BWB

For approval

PED-BWB-DGN-XX-DR-C-0137 P4

Typical Watercourse General Arrangement and Elevation

BWB

For approval

PED-BWB-DGN-XX-DR-C-0138 P1

Outline Watercourse Culvert Crossing (South) Details (Elevations BWB

For approval

P2

BWB
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& Section)
PED-BWB-DGN-XX-DR-C-0139 P3

Outline Development Platform for Amenity Area Brook Corridor
General Arrangement & Section

BWB

For approval

PED-BWB-HGT-XX-DR-D-602

P7

Indicative Plateau Levels and Earthworks – Zone 1A/1B

BWB

For approval

PED-BWB-HGT-XX-DR-D-604

P7

Indicative Plateau Levels and Earthworks – Zone 02

BWB

For approval

PED-BWB-HGT-XX-DR-D-610

P2

Earthworks Cross Sections

BWB

For approval

17-098-05

N

Green and Blue Infrastructure Landscape Strategy Plan

BEA

For approval

17-098-07

F

Landscape Cross Section: Eastern Boundary / Substation

BEA

For information

17-098-10

D

Blue Infrastructure Landscape Strategy

BEA

For approval

17-098-11

E

Landscape Cross Section: Eastern Boundary

BEA

For information

17-098-12

D

Detailed Infrastructure Planting Proposals (Sheet 1 of 10)

BEA

For approval

17-098-13

D

Detailed Infrastructure Planting Proposals (Sheet 2 of 10)

BEA

For approval

17-098-14

D

Detailed Infrastructure Planting Proposals (Sheet 3 of 10)

BEA

For approval

17-098-15

D

Detailed Infrastructure Planting Proposals (Sheet 4 of 10)

BEA

For approval

17-098-16

D

Detailed Infrastructure Planting Proposals (Sheet 5 of 10)

BEA

For approval

17-098-17

D

Detailed Infrastructure Planting Proposals (Sheet 6 of 10)

BEA

For approval

17-098-18

D

Detailed Infrastructure Planting Proposals (Sheet 7 of 10)

BEA

For approval

17-098-19

D

Detailed Infrastructure Planting Proposals (Sheet 8 of 10)

BEA

For approval

17-098-20

D

Detailed Infrastructure Planting Proposals (Sheet 9 of 10)

BEA

For approval

17-098-21

C

Detailed Infrastructure Planting Proposals (Sheet 10 of 10)

BEA

For approval

17-098-024

B

Existing Tree Protection Plan: East (1 of 2)

BEA

For approval
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17-098-025

B

Existing Tree Protection Plan: West (2 of 2)

BEA

For approval

17-098-026

H

Landscape Cross Section: Northern Boundary & Hub Zone
Boundary

BEA

For approval

17-098-028

B

Footpath Construction Details

BEA

For approval

17-098-029

C

Green and Blue Infrastructure External Furniture Locations

BEA

For information

17-098-30

A

Landscape Cross Section: Southern Boundary (Forge Farmhouse) BEA

For information
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Appendix 2:

Site Location Plan
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- Dimensions are in millimeters, unless stated otherwise.
- Scaling of this drawing is not recommended.
- It is the recipients responsibility to print this document to the correct scale.
- All relevant drawings and specifications should be read in conjunction with this drawing.
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Appendix 4:

Parameters Plan
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Appendix 5:

Detailed Infrastructure Plan
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Appendix 6:

Developing a Public Art Strategy –
An Overview
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Peddimore
Developing a Public Art Strategy –
An Overview
December 2018

Developing a Public Art Strategy for Peddimore - An Overview
Overview

1. IM Properties are committed to delivering Public Art within the Peddimore development, not
only as a requirement within Birmingham City Council’s planning guidelines but aligned with the
values of the company to deliver wider positive outcomes from its developments. We consider
that the Public Art programme for Peddimore should be part of our Social Value offer; engage a
broad demographic of the local population; and enable deeper engagement of residents and
stakeholders in the project.

Initial Consultation

2. In October 2018 IM Properties appointed a consultant to lead on the delivery of an initial stage
of consultation to inform a Public Art Strategy for the Peddimore development in Sutton
Coldfield. The appointed consultant, Claire Marshall, has a diverse background in the arts
working across public, voluntary and commercial sectors including over 20 years’ delivery of
commissions and activity supporting the Neighbourhood Plan in Castle Vale; developing the
Cultural Co-Design model for Birmingham City Council; delivering large scale programmes for
CBSO and mac Birmingham and currently works part-time for Arts Council England. She has
developed specialisms in engaging people from diverse backgrounds, in high quality activity with
high quality outputs. To assist in the delivery of the consultation, she brought on board CAFÉ Arts
(Erdington Arts Forum).

3. The 8 Peddimore public consultation events were utilised to begin the Public Art consultation.
The consultation started with a blank canvass to enable open conversations and suggestions.
These were facilitated by a team of community arts practitioners who structured conversations
so that they were focused and encouraged creative thinking but broad enough to allow themes
and priorities to emerge. This process titled ‘The Art of Conversation’ drew on the principal of
‘Co-design’ where people are empowered to have a voice and shape outcomes. At each event
the room was laid out for attenders to have the option of sitting down for afternoon tea inviting
people to have a conversation.
4. 103 people engaged in the Public Art consultation area across the 8 events. This represented
28% of attenders overall (370) with a fairly equal split of men and women. The age range was
mostly 60+ years, with the next largest proportion engaged aged 45+years. Only 6 young people
attended the events and 5 participated in the Public Art consultation as did the majority of those
aged 18-45 who attended.
5. Based on attendance at the events it is accepted that the initial feedback was not fully
representative of the local demographic or local opinion. However, the structure of this first
stage of consultation was very successful in having meaningful conversations that identified early
themes and generated ideas. Key themes were: addressing isolation; improving health and
wellbeing; creating stronger communities; developing skills. It was important to people that
resident’s involvement in Peddimore should be safe and fun.
6. It was clear that residents could see that there was an opportunity they hadn’t first imagined, to
make more out of Peddimore: enjoy the environment; look after local wildlife; learn about local
history; be active; be social.
7. All of those who participated could find something positive to contribute to thinking and ideas,
even if they thought at first they couldn't. There were individuals and groups identified that are
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willing to help with a next stage of consultation.
8. Clear aspirations and ideas came through the consultation that can be grouped into 3 areas:
See more – enjoying the environment and wildlife as well as watching live music, performances
and events.
Do more – using the site for walking, cycling, riding as well as participatory activities including
digital, visual and performing arts (singing, dance, theatre) activities.
Be more – more connected, involved, active, happy and engaged.
9. Three areas of Public Art also clearly emerged from the consultation
Visual art – sculptures, 2D visual art pieces, interactive structures such as seating, musical
instruments and fitness equipment
Digital art – interactive, technology based art in the form of apps or personal devices that
interact with the environment
Performance art, events and activities – workshops that allows for skills to be developed, live
music events, community days, things which are attended weekly on annually that promote
enjoyment and social interaction

Next Steps
10. A clear structure has emerged from the initial consultation: to develop a Public Art Strategy that
enables people to See, Do and Be More through Visual, Digital and Performing arts.
11. There are some specific ideas that emerged, however these need to be developed further to
ensure that they are appropriate, achievable and genuinely community led. As the demographics
of the initial consultation was largely dominated by one group of people, it is important to seek
out those of other groups to develop ideas further and check findings.
12. The Public Arts strategy will be clear and defined in vision, with room for specific detail to be codesigned. This will meet both IM Properties’ objectives and values, local resident’s aspirations, as
well as help to fulfil Birmingham City Council’s Public Art and 10 Year Strategies.
13. To develop the strategy further the consultant Claire Marshall will work with IM Properties to
shape the findings from the initial consultations to create a written Public Art Strategy for
Peddimore. Feedback from Public Art specialists in the city will be sought (including the City
Council), to provide a critical soundboard, before submitting a more developed strategy as part
of the planning application.
14. A key part of the strategy and next steps is likely to include supplementing the initial
consultation with further and more in-depth consultation sessions with a wider audience
including children, young people and young adults living locally, as well as with older residents.
Flowing from this will be an Implementation Plan which, once development will include a
detailed Year 1 plan, an indicative 5 year plan and a 10 year vision, all complementing the
Peddimore Social Value commitments.
15. By delivering a Public Art Strategy through a co-design model, it will ensure that good
relationships are built locally and that ideas are based on local interest, are valued and can have
meaningful impact across a number of important council priorities: Succeed economically; Stay
safe in a clean, green city; Be healthy; Enjoy a high quality of life; Make a contribution.
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Key Supporting Information
Co-design
Participatory design (originally co-operative design, now often co-design) is an approach to design
attempting to actively involve all stakeholders (e.g. employees, partners, customers, citizens, end users)
in the design process to help ensure the result meets their needs and is usable. Participatory design is an
approach which is focused on processes and procedures of design and is not a design style. The term is
used in a variety of fields e.g. software design, urban design, architecture, landscape architecture,
product design, sustainability, graphic design, planning, and even medicine as a way of creating
environments that are more responsive and appropriate to their inhabitants' and users' cultural,
emotional, spiritual and practical needs. It is one approach to placemaking.
Recent research suggests that designers create more innovative concepts and ideas when working within
a co-design environment with others than they do when creating ideas on their own.
Source: Wikipedia
Definition of Cultural Co-design
Cultural Co-design is a way of creating a product, programme or cultural activity where arts professionals
empower, encourage, and guide participants to develop solutions for themselves.
Co-design encourages the blurring of the role between participants and artist, focusing on the process by
which the art product or programme is created. This approach believes that by encouraging the artist
and the participant to create solutions together, the final result will be more appropriate and “owned‟
by the participants
Source: CHOICES model
BCC Culture Commissioning Team
Cultural Co-design
“Co-production when thoroughly and consistently implemented, flexibly applied and genuinely
conducted as a collaborative undertaking is indeed a powerful tool in enabling local people to take
responsibility for developing and sharing their own cultural identity and capacity.”
The collaborative model encouraged innovation and enabled the creation of artworks that truly reflected
the communities involved and what was important to them. Producers, professional artists and local
people produced work with meaning and relevance and of the high quality born of a shared vision and
passionate engagement, challenging the view that the products of participatory arts are somehow of
lower value. The artworks challenged negative perceptions of neighbourhoods, people with disabilities
and people from different cultures and fostered better understanding between individuals, groups and
communities. This model has the potential to be replicated in other areas to address issues of
misunderstanding and negative perceptions within and between communities.
Source: Connecting Communities through Culture Year 2, Merida Associates, 2016
Vision for Birmingham
“puts local people and communities at the heart of everything it does, and focuses on positive outcomes
for citizens”
Source: BCC Cabinet Report 20 April 2015, Future Council Programme, Appendix 1
Birmingham public art strategy
Public art is an important and necessary ingredient in the life of a modern city. Art has the power to
provoke, inspire and transform. It plays a strong role in shaping place, enhancing the environment and
supporting the reputation of a town or city. Art forms a focus for storytelling, navigation and community
engagement, it connects places and people. Art can stimulate the local economy, provide opportunities
for artists and creative people, and contribute to our shared sense of identity.
Councillor Ian Ward
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Appendix 7:

Plan detailing proposals to stop up
and/or divert highways and PROW
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Appendix 8:

Policies from Birmingham
Development Plan

•

Policy PG3 – Place making ensures that development demonstrates high design quality
and contributes to a strong sense of place. Attractive and safe environments should be
provided which create a positive sense of place and local distinctiveness.

•

Policy GA5 – Langley Sustainable Urban Extension removes land from the Green Belt
to the west of the A38 to provide approximately 6,000 new dwellings in an exemplar
sustainable development. In relation to Peddimore, Policy GA5 seeks connectivity with
the Peddimore employment site, through a network of integrated pedestrian and cycle
routes. This will be complimented by the ‘Sprint / Rapid Transit’ services and new local
commuter railway stations at Castle Vale and Walmley.

•

Policy TP1 – Reducing the City’s Carbon Footprint seeks to minimise energy use and
reduce total CO2 emissions by 60% of 1990 levels by 2027. The use of waste as a
resource is also encouraged, as well as promoting new low and zero carbon energy
sources and technologies, and supporting sustainable transport schemes.

•

Policy TP2 – Adapting to Climate Change outlines the need to adapt to climate change
through protecting the natural environment and enhancing biodiversity and
ecosystems (TP8). Policy TP2 also promotes green infrastructure networks and
addresses flood risk management and reducing urban heat island effects.

•

Policy TP3 – Sustainable Construction seeks to maximise energy efficiency, including
the use of low carbon energy, water conservation; material sourcing and recycling, and
waste minimisation during development construction and operation. BREEAM
excellent standards are also sought for major development proposals, unless viability
constraints demonstrate otherwise.

•

Policy TP7 – Green Infrastructure Network looks to extend and enhance the existing
green infrastructure network, and take advantage of opportunities such as green and
brown roofs, in a way to adapt to climate change. Birmingham’s woodland resource
should also be conserved and enhanced.

•

Policy TP8 – Biodiversity and Geodiversity seeks to enhance and manage
Birmingham’s natural environment, and supports the maintenance, enhancement and
restoration of sites of national and local importance. The direct or indirect harm of
such features should be prevented, minimised and/or mitigated for.

•

Policy TP12 – Historic Environment requires the historic environment to be valued,
protected, enhanced and managed appropriately. Proposed development affecting a
designated or non-designated heritage asset or its setting will be determined in
accordance with national policy and will be required to contribute to the asset’s
conservation.
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•

Policy TP17 – Portfolio of Employment Land and Premises consists of a portfolio of
‘readily available’ employment land. This includes ‘Best Quality’ sites; highly attractive
sites of a minimum of 10ha, suitable to attract clients with an
international/national/regional choice of location and requires a minimum reservoir of
60ha of land.

•

Policy TP26 – Local Employment seeks developers to identify and promote job training
opportunities for local people, and encourage the recruitment and training of local
people during construction and end uses.

•

Policy TP38 – A Sustainable Transport Network sets out the need for a high-quality
integrated transport system, including both sustainable and convenient modes of
travel. This requires an improved choice; facilitating transport modes which reduce
carbon emissions; reducing road traffic impacts; improving freight routes; and reallocating road space to sustainable transport modes.

•

Policy T39 – Walking seeks to promote the provision of safe and pleasant walking
environments, improving and prioritising pedestrian safety, and incorporating high
quality pedestrian routes and public transport stops and stations.

•

Policy TP40 – Cycling encourages cycling through a comprehensive city-wide
programme of cycling infrastructure improvements. This includes the development and
enhancement of canal towpaths and green routes, safe cycling through on-street
wayfinding, and improving cycle security, parking and access. Policy TP40 seeks for new
development to promote cycling and incorporate appropriately designed facilities.

•

Policy TP41 – Public Transport emphasises the importance of the bus within the City,
and seeks to improve the bus network through efficient road space and access
management. Policy TP41 also seeks to enhance the City’s rail network, providing new
stations at Castle Vale, Sutton Coldfield Town Centre and Sutton Park.

•

Policy TP43 – Low Emission Vehicles sets out that new development should include
adequate charging infrastructure, including electric vehicle charging points, and
encourage LEV use. The ability to accommodate other forms of LEV in the future should
also be ensured.

•

Policy TP44 – Traffic and Congestion Management encourages the optimum use of
existing highway infrastructure and priority investment in the highway network.
Measures to promote the efficient, effective and safe use of the existing transport
network are sought, and new development should support the delivery of a sustainable
transport network and development agenda.

•

Policy TP45 - Accessibility Standards for New Development outlines measures for all
major developments to include an appropriate level of public transport provision;
associated public transport stop(s) within 80m of the main location focal point(s); Real
Time Information (RTI); and good pedestrian and cycle access and parking.

•

Policy TP46 – Digital Communications seeks appropriate wired and wireless
infrastructure within new commercial and residential development, providing high
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speed ubiquitous internet access. Proposals should account for efficiency and future
flexibility, and seek the best open technological standards available.
•

Policy TP47 – Developer Contributions requires development proposals to provide the
physical, social and green infrastructure to meet the needs associated with the
development.
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