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Executive Summary

1.

Bericote are a specialist logistics developer. They are concerned that the Plan is unsound as
drafted on four grounds:

1)

2)

3)

4)

Green Belt Boundaries are illogical. Bericote’s sites at Four Ashes will become isolated
islands of Green Belt surrounded by major industrial units (see plan below). They
should be removed from the Green Belt.

There is an undersupply of employment sites for locally arising need. Once the local
apportionment of land at West Midlands Interchange is allowed for, the supply of site
for local need is around 9Ha less than the identified need. Bericote’s site at Gravelly
Way should be allocated to address that shortfall.

There is no choice and flexibility in the supply of Employment Land. There are only 3
sites available for small to mi-box logistics units. There are deliverability concerns
around one of those sites- ROF Featherstone, which provides the majority of the units
supply- but in any event, there is an extremely limited choice. Bericote’s site at
Gravelly Way should be allocated to provide more choice, in a location close to West
Midlands Interchange where there will be increased demand for supply chain services.

The selection of allocated sites not based on evidence. Poor performing sites have
been allocated. Bericote’s sites scores better than proposed allocations in the EDNA.
Allocating sites which are less sustainable and less market attractive than Bericote’s
sites is both illogical and not supported by evidence.
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Bericote seek allocation, and the removal from Green Belf, of their land at Gravelly Way (site
E51a). It sits between an existing major strategic employment site and West Midlands
Interchange and will perform no Green Belt function once West Midlands Interchange is
removed from the Green Belt.

Bericote also control land at Vicarage Road (site E51b), although they intend to provide
landscape and ecological mitigation on this area. However, that site also performs no Green
Belt function and should also be removed from that designation.

Once the changes to Green Belt boundaries proposed in the Plan are in place, Bericote’s sites
won’t perform any of the Five Purposes of including land in the Green Belt. It won’t be
necessary to keep them open- as they will be surrounded by industrial development- and
leaving them designated will simply result in pressure to release them in the future-
undermining the expected permanence of the Green Belt boundary.

The identified land requirement is 100.2Ha (or 99Ha as expressed in Policy DS4). The supply of
sites identified to meet the combined South Staffordshire (and part of the Black Country) need
is 90.9Ha. The supply of local sites is around 9Ha less than the identified local need.

Bericote’s Gravelly Way site is 7.3Ha. The release of Bericote’s site would address the majority
of this shortfall.

In the current supply, there are just 3 available sites for small to mid-box B8 uses. All of these
sites are already committed and well known to the market, but not yet developed. Between
them, they will provide just 12 units for the 19 year Plan Period. That allows 1.5 units for every
year of the Plan.

That level of supply is clearly not adequate for this market- particularly when the potential for
local job growth, spurred on by the delivery of West Midlands Interchange is taken into
account- that is a foreseeable need which the Plan does not allow for in it’s land supply.

There is also a concern that most of the supply (8 units) is available at the recently consented
ROF Featherstone site. That site has been allocated for 26 years and permission was only
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granted in October 2022. There remain deliverability concerns at Featherstone, as a result of
the expensive infrastructure needed to open up the site. Irrespective of that concern, the
supply for this part of the market is extremely limited.

10. The existing supply of units also has a gap in provision. Bericote propose to provide units
ranging between 80,000sqft and 100,000sgft in order to meet this gap®.
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11. Bericote’s site is the 5™ best performing employment site in the District. 11 sites are proposed
for allocation- meaning that 7 sites are allocated which do not score as well as their site. That is
illogical and counter to the evidence supporting those allocations.

12. Bericote’s sites score higher than ROF Featherstone for Market Attractiveness; better than
WMI, Vernon Park, ROF Featherstone and i54 Western Extension for Sustainability; and better
than Hilton Cross, and Vernon Park for Strategic Planning considerations.

13. The evidence base is clear that Bericote’s sites are better employment sites than most of the
allocated employment sites.

14. Bericote consider that the Plan, as currently drafted, is unsound. This could be rectified by
allocating their site for employment purposes.

15. The allocation of Bericote’s sites would deliver highly sustainable development. They propose
the use of numerous sustainability measures including:

e Green and Blue Roof;

e Blue roof to store water and irrigate green walls, to remove Co2 from mechanical
irrigation;

1 See analysis at Appendix 5
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16.

17.

18.

e Solar cladding

e Solar PV and Solar Thermal roofing

e Battery storage

e Low carbon space heating

e Low embodied carbon in building materials
The development could also create in the region of 325 jobs on site and produce GVA of up to
£23.8m per annum when operational. The development therefore offers considerable
economic benefits, which is increasingly important given that we are now into the recessionary
part of the economic cycle. It will also help to reduce some of the considerable out-commuting
from South Staffordshire to Wolverhampton, Walsall, Dudley and Cannock Chase.
This site offers a rare combination of highly sustainable development, on buildings aimed at
the local market. This will help re-set the bar for other developments in the area and allow a

local demonstration of what can be achieved in sustainable design.

The Gravelly Way site should be removed from the Green Belt and allocated for employment
Development.
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1.2

1.3

1.4

15

1.6

1.7

1.8

1.9

Introduction

This Representation is submitted on behalf of Bericote Properties. Bericote are a specialist
logistics developer, having delivered over 12m sqft of buildings for companies as diverse as
Amazon, Asda, Tesco, Rolls Royce, Kellogs, Sainsbury’s, Ready Steady Store, DHL and Ocado.

Bericote successfully delivered the north eastern extension to the Four Ashes Industrial
Estate. That site is now home to a range of occupiers, including Gestamp, CEVA, Haulotte,
HOPPE UK, Air Liquide Healthcare and Carver Gasses.

Bericote have a strong local presence and have been instrumental in securing important
local employers for South Staffordshire.

This representation considers their remaining land interests at Four Ashes, which are located
of Gravelly Way (previously known as Site E51a “Extension to Bericote Four Ashes (Site A)”)
and Vicarage Road (previously known as Site E51b “Extension to Bericote Four Ashes (Site
B)”). Both sites were assessed in the 2022 Economic Development Need Assessment (EDNA)
as “Bericote Four Ashes”

These are omission sites in the Publication Draft Local Plan, which Bericote consider should
be removed from the Green Belt and allocated for employment development.

Bericote recognise that the Plan seeks to allocate a significant amount of new employment
land — primarily at West Midlands Interchange, which benefits from a DCO, granted in May
2020. That site will deliver major new rail connected, and rail served, logistics space. The
developers of that site intend to follow the illustrative masterplan for that DCO. The
development will take the form of larger units, at around 250,000sqft+. That scale of
development will serve a wider than local market: The Plan recognises that WMI will
contribute to meeting unmet needs in the Back Country, and also has potential to meet
strategic needs on a wider basis.

The Plan then relies on older committed sites- notably at i54, ROF Featherstone, Hilton Cross
and Vernon Park. These sites offer a limited supply of restricted space, which is well known
to the market and has limitations in terms of:

e Use Class restrictions
e Infrastructure costs
e Unit size and availability

Bericote consider that the supply of employment land has major qualitative issues. The
supply of sites suitable for local businesses is restricted and does not offer a suitable mix of
available and suitable sites which will meet local economic needs over the 19 year Plan
Period (2020-2039).

Bericote also consider that their sites —in particular site E51a at Gravelly Way- no longer
perform the purposes of including land in the Green Belt. The proposed release of West
Midlands Interchange- which is both sensible and helpful to the delivery of that nationally
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1.10

1.11

1.12

1.13

important Strategic Rail Freight Interchange- creates an island of Green Belt which is not
connected to any other Green Belt land.

The land at Gravelly Way will be isolated, surrounded by existing and committed industrial
development on four sides, and will no longer perform any of the 5 Purposes. It is illogical to
keep that site in the Green Belt; it is not necessary to keep it permanently open, and
therefore; the Green Belt notation should be deleted.

On this basis, Bericote seek the following amendments to the Plan:
(a) Delete Green Belt notation on site E51a
(b) Allocate site E51a for employment development

Bericote also consider that the case to delete their site at Vicarage Road (Site E51b) from the
Green Belt is strong. However, they intend to pursue biodiversity and local community uses
on that plot, rather than employment development. The Green Belt notation should also be
deleted on that site.

The rest of this representation sets out Bericote’s evidence which supports this position.
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2.2

2.3

2.4

2.5

Site Location and Description

Bericote’s sites are located to the east of Gravelly Way, Four Ashes (Site E51a) and west of
Vicarage Road (Site E51b). This is an established industrial area, close to the junction of the
A5 and M6 (Junction 12). The sites are shown in the aerial photograph below:

The northern site is some 7.3Ha and lies north east of Gravelly Way. It is currently woodland,
primarily silver birch, although has a dense understory of Rhododendron, Bracken and
Bramble, which has created heavy leaf litter and considerable overshadowing of the ground
flora.

The southern site is some 1.7Ha and lies west of Vicarage Road. It is primarily rush and poor
quality semi-improved grassland, with areas of scrub and trees.

Committed Development

The West Midlands Rail Freight Interchange order 2020 was made on 4 May 2020. It is a
Development Consent Order (DCO) for a Strategic Rail Freight Interchange (SRFI) which is
now being delivered by Logistics Capital Partners. Detailed applications for the first units are
currently under consideration by the Council.

West Midlands Interchange (WMI) is committed, being pursued and will deliver around 8m
sqft of large unit rail connected logistics development. It surrounds Bericote’s site at Gravelly
Way and adjoins their site at Vicarage Road.
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2.6

2.7

2.8

2.9

2.10

The WMI masterplan demonstrates the extent of development relative to the existing Four
Ashes Industrial Area, as shown below. Bericote’s sites are indicated by a red star on the
illustration below:

As can be seen, Bericote’s Gravelly Way site is completely surrounded by large industrial
units. The Vicarage Rod site is surrounded by development on 3 sides and has a strong and
defensible boundary to the south east on Vicarage Road.

The WMI site is proposed to be removed from the Green Belt in the draft Plan, and accounts
for the vast majority of the employment land in the draft Plan.

Proposed Development
Gravelly Way (Site E51a)

Given the scale and recent approval of the WMI site, Bericote propose to develop their sites
to meet locally arising needs.

There is a shortfall in readily available and deliverable land to meet the needs of local
businesses, and Bericote have had enquiries from businesses who are struggling to find
appropriate buildings and sites in South Staffordshire. Bericote also foresee a need to
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2.11

2.12

2.13

2.14

2.15

provide for those businesses that will offer services and support to larger businesses at WMI,
but who do not require the larger buildings and rail premium that WMI will deliver. This will
help to maximise the economic benefits of West Midlands Interchange by providing for local
businesses which will not locate on that site due to the scale of the units likely to be made
available.

Bericote propose to develop the Gravelly Way site to provide 3 smaller units of 80,000sqft;
90,000sqft and 100,000sqft. These are sized to address an existing gap in supply that will
exist for B8 / warehousing units following the adoption of the Draft Plan.

The currently available units, outside WMI, are set out below, with Bericote’s proposed units
inserted to illustrate that they fit a gap in supply:

Unit Size (sgft)  Site

16,000 Featherstone

18,000 Featherstone

20,000 Featherstone

45,000 Featherstone

47,750 Hilton Cross

53,000 Featherstone

62,000 Hilton Cross

76,000 Featherstone

80,000 Bericote Proposed Release
90,000 Bericote Proposed Release
100,000 Bericote Proposed Release
111,000 Hilton Cross

122,000 Vernon Park

137,000 Featherstone

152,000 Featherstone

The proposed development will clearly address a pre-existing local supply issue which is
heavily masked by the quantum of land proposed for release in in the Plan- the majority of
which is at WM.

The development of a total of 270,000 sqft (25,083sgm) of B8 development could create in
the region of 325 jobs on site; 420 in the local area and 469 in the region. This could produce
GVA of up to £23.8m per annum when operational. The development therefore offers
considerable economic benefits, which is increasingly important given that we are now into
the recessionary part of the economic cycle.

The current draft layout is shown on the plan below:
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2.16  This shows the proposed development sitting in a gap between larger units, with retained
and enhanced landscaping to maintain the wildlife corridor function of the site, adding to
the buffer provided to the south of WMI’s unit 3030.

2.17  Bericote are known for delivering highly sustainable development, having:
e Pioneered the removal of a gas supply, and it’s replacement with renewable energy,
at their site in Dartford for Amazon- an approach which has now been adopted by

Amazon globally; and

e Secured the first BREEAM Outstanding Industrial building in the UK at their “Toys r
Us” redevelopment in Coventry.

2.18 This development will continue that theme, with the use of numerous sustainability
measures including:

e Green and Blue Roof;

e Blue roof to store water and irrigate green walls, to remove Co2 from mechanical
irrigation;

e Solar cladding

e Solar PV and Solar Thermal roofing
e Battery storage

e Low carbon space heating

e Low embodied carbon in building materials
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2.19 The proposed sustainability measures are illustrated below:
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2.20 The axonometric layout below shows how these measures will be incorporated into the site
design:

2.21  More detailed plans are provided at Appendices 9 and 10.
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2.22

2.23

2.24

2.25

This site offers a rare combination of highly sustainable development, on buildings aimed at
the local market. This will help re-set the bar for other developments in the area and allow a
local demonstration of what can be achieved in sustainable design.

Vicarage Road (Site E51b)

The Vicarage Road site is current partly in use a balancing pond and landscaping, and links
well to the committed proposals at WMI to provide a new country park and wildlife area to
the east of the site around Vicarage Road and Straight Mile, as shown below:

As the Gravelly Way site proposal will remove some existing local habitat, the purpose of this
site will be to focus on BNG, landscape enhancement and to tie in with WMI’s proposals for
a community park. The precise proposal will be subject to detailed design, but will
incorporate considerable tree planting, habitat enhancements and make provision for local
beekeeping.

Bericote have been discussing this area with the South Staffordshire & District Beekeepers
Association. This follows the success of Bericote’s apiary in Dartford. This will look to meet
their needs based on previous experience of local community bee keeping, including
providing parking, a secure area, habitats suitable for bees, tea making facilities, and
composting toilets.
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2.26  The development of this site has the potential to create more than just economic benefits. It
will benefit biodiversity, local interest groups and pioneer new technologies for sustainable
logistics- which could help the Council to guide other applicants in the area.
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3. Green Belt

3.1 Following the proposed amendments to the Green Belt boundary, Bericote’s sites form two
isolated parcels:

e The Gravelly Road site is completely unconnected to retained Green Belt. It will
become surrounded on all sides by existing industrial development and the
committed WMI.

e The Vicarage Road site has one boundary, to it’s south east, which will still connect
to the wider Green Belt once WM is removed as proposed- but this site will then be
a small finger of Green Belt within a wider industrial development. The one
boundary is both strong and defensible, and meets current guidance on what
features to use a Green Belt boundaries?.

2 NPPF 143 f)
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3.2

33

3.4

The proposed Local Plan Green Belt boundaries are shown on the
Plan extract below, with the sites indicated by a red star:

It is clear that no consideration has been given to the logic of the
retained Green Belt boundary following the proposed change
shown above.

When the existing Four Ashes development is coloured the same
as the proposed new allocation; and the existing and proposed

industrial development is show on the base mapping; the
resulting position becomes clearer, as shown below (again with
the sites indicated by a red star):
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3.5

3.6

3.7

3.8

It is clear that neither parcel continues to perform any of the 5 Purposes of the Green Belt
which are set out at NPPF 138. These are:

a) to check the unrestricted sprawl of large built-up areas;

b) to prevent neighbouring towns merging into one another;

¢) to assist in safeguarding the countryside from encroachment;

d) to preserve the setting and special character of historic towns; and

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.

The Council’s Green Belt assessment? considers broad parcels of land and includes both WMI
and Bericotes land in Parcel “S32Es2”.

Overall, the assessment finds this entire parcel to have a “harm rating” of “Moderate-High”*
as shown on the accompanying mapping extract below (shown in light blue with Bericote’s
sites indicates by red stars):

It is clear that:

i.  The evidence supporting the Plan does not differentiate between Bericote’s land
holdings and WMI.

and that

3 South Staffordshire Green Belt Study, Stage 1 and 2 Report by LUC July 2019
4 Table 7.1 ibid
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3.9

3.10

3.11

3.12

3.13

3.14

3.15

ii. WMl is proposed for release using the same evidence, with the same “scoring”
against the Green Belt purposes, as Bericote’s land.

Bericote’s starting point is therefore:

There is no current evidential basis which justifies a differentiation between WMI and
Bericote’s site.

Clearly, this raises an immediate Soundness concern: The omission of Bericote’s sites from
the Plan is not justified. The omission does not take into account proportionate evidence.
The evidence suggests that a site which is proposed for release from the Green Belt
performs exactly the same as a site which is not taken out of the Green Belt.

The only discernible difference between these sites is the existence of the DCO. Bericote
agree that this is a major factor to consider, and that it is logical to remove that major
committed site from the Green Belt as part of this Plan process- it is committed,
development is occurring and thus it is no longer necessary for the Plan’s policies to seek to
keep the WM site permanently open, which is the fundamental aim of the Green Belt®.

However, the Plan fails to recognise that that Bericote’s Gravelly Way site will become fully
contained by the WMl release. The proposed boundary change leaves an area of Green Belt
which is surrounded by urbanising development. That impedes the ability of the Bericote’s
sites to fulfil the 5 Purposes and undermines the essential purpose of the retained Green
Belt on these sites: Their openness and their permanence®.

NPPF is very clear that Planning Authorities should follow recognisable features on the
ground when defining new Green Belt boundaries, and in particular that:

...plans should... b) not include land which it is unnecessary to keep permanently open’

It is not necessary to keep the Gravelly Way site open, as it is an island within an industrial
development that does not contribute to any of the Five Purposes.

The Plan’s evidence ascribes the following scores to the Parcel’s performance against the
Purposes, with associated mapping provided at Appendix 2:

5 NPPF 137
5 NPPF 137.
7 NPPF 143 b)
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3.16

3.17

3.18

Purpose Score

Check unrestricted sprawl

Weak / No Contribution

Prevent neighbouring towns from merging

Weak / No Contribution

encroachment

Safeguarding the countryside from

Strong (although this is applied to all areas
of existing Green Belt)

of historic towns

Preserve the setting and special character

Weak / No Contribution

Assist in urban regeneration

Not included in methodology

The Plan’s evidence base shows that the only purpose which is fulfilled by this wider parcel is
“safeguarding against encroachment”. This purpose is aimed at halting the gradual
advancement of the urbanised area into the countryside- which is a fundamental purpose of

this urban restraint policy tool.

Clearly, once WMI is released as proposed, that encroachment will already have occurred in
the vicinity of the subject sites, and Bericote’s omission sites will no longer perform that

role.

It seems clear, therefore, that- once the WMl site is removed from the Green Belt- Bericote’s
sites will no longer perform any Green Belt purpose. The Green Belt study does not review
the retained Green Belt following the draft allocations. Therefore, we have offered our view
on the performance of Bericote’s sites, post deletion of the WMI site, in the table below:

Purpose

Check unrestricted sprawl

2019 Green Belt Study Bericote Score

Score

Weak / No Contribution

Weak / No Contribution

Prevent neighbouring towns
from merging

Weak / No Contribution

Weak / No Contribution

Safeguarding the countryside
from encroachment

Strong (although this is
applied to all areas of
existing Green Belt)

Weak / No Contribution

Preserve the setting and
special character of historic
towns

Weak / No Contribution

Weak / No Contribution

Assist in urban regeneration

Not included in
methodology

Not included in
methodology
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3.19 Onthis basis, the fundamental objectives of the Green Belt- to prevent urban sprawl, keep
land open and to be permanent®- will no longer apply to Bericote’s sites. The enclosure of
the sites by WMI completely removes their contribution to Green Belt purposes:

e The Gravelly Way site will be an isolated island of Green Belt within a large industrial
area, unconnected to any other Green Belt land.

e The Vicarage Road site will be surrounded on 3 sides by industrial development and
have only a weak connection with the Green Belt- but more importantly, if retained
as Green Belt, it will simply serve to stop two areas of industrial estate merging with
each other- the Council’s evidence shows that there is no risk of settlements
merging here- this is simply a small gap within an existing industrial estate.

3.20 Bericote consider that it is illogical to leave these sites as Green Belt when they do not
perform any Green Belt function.

3.21 Retaining Bericote’s sites in the Green Belt would not comply with the following elements of
National Policy:

(a) It will not prevent urban sprawl, as required by NPPF 137
(b) It would not serve any of the five purposes set out at NPPF 138

(c) Asaresult, it is not necessary to keep this land permanently open, as required by
NPPF 143 b)

(d) There will be pressure, both now and in future Plan reviews, to release this land as it
does not perform any Green Belt purpose. Therefore, it will contribute to pressure
on, and thus reduced permanence of, Green Belt boundaries in the long term.
Permanence is required by NPPF 137 and NPPF 140.

3.22 In order to change Green Belt boundaries, national policy expects the demonstration of
exceptional circumstances. This case, those circumstances are:

e Failure against multiple points of policy guidance, such that retaining these sites as
Green Belt is illogical, unreasonable and unsound.

e There is a qualitative need for local employment space, which is set out in more
detail in Section 4.

3.23 Bericote suggest that the following remedies are appropriate in this case:

1) Ifitis accepted that there is a qualitative need for employment space that is not met
by the current proposed allocations (see Section 4), then Bericote’s site should be
allocated for employment purposes, specifically to meet that need.

2) If that need case is not accepted, the site could be safeguarded to meet future
development needs. The sites are no longer appropriate to retain as Green Belt, and;

8 NPPF 137
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3.24

3.25

the nature and location of the land is such that future development needs could be
met on this land beyond the Plan period.

3) However, if that case is also not accepted, the site should still be removed from the
Green Belt, as it does not perform any Green Belt purpose.

The current Green Belt boundaries are not considered to be Sound as they fail the following
soundness tests:

b) Justified — Retaining these sites as Green Belt is not an appropriate strategy. The evidence
suggests that removal of the Green Belt notation is justified by existing evidence (when
compared against adjacent land releases) and that re-appraisal of the performance of the
Green Belt post allocation, would have clearly indicated that leaving these sites as Green
Belt does not meet the Five Purposes. Thus, taking into account the reasonable alternatives,
and based on proportionate evidence, these sites should be removed from the Green Belt.

d) Consistent with National Policy — The retention of these sites as Green Belt does not
meet current national policy- in particular relating to the need to maintain openness of this
land; the need to secure permanence of Green Belt boundaries, and; the need for Green Belt
to meet the Five Purposes to some degree. Fundamentally, these sites do not meet any of
the criteria expected of Green Belt land. Leaving them designated as such is illogical and
unreasonable.

These concerns would be rectified if Bericote’s sites are removed from the Green Belt and
allocated for development.
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4.1

4.2

4.3

4.4

4.5

4.6

Employment Land

Bericote recognise that the Plan identifies a considerable amount of employment land.
However, the local need and supply picture is very complex. Bericote consider that critical
gualitative points have not been adequately considered in the draft Plan.

Quantitative Need and Supply

The Employment Topic Paper? identifies a total of 327.9Ha of supply, although this reduces
to 95.4Ha if WMl is removed from the total®.

The supply of employment land in South Staffordshire is not all for South Staffordshire:

e The 2022 EDNA identified a “local” need of 63.6Ha up to 2040 This is directly
reflected in Policy DS4, which confirms South Staffordshire needs 63.6Ha

e The 2022 EDNA concluded that 18.8Ha of WMI would contribute to the District’s
needs®?. Again, this is directly reflected in Policy DS4.

e Policy DS4 identifies a contribution of 36.6Ha towards the unmet needs of the Black
Country. This is in addition to the 67Ha of WMI contribution to the Black Country
employment needs®3.

e The 2022 EDNA and Employment Topic paper conclude that South Staffordshire has
a 1.5Ha surplus of land when a strategic and non-strategic balancing exercise is
undertaken'®,

The Plan, at Policy DS4, identifies a minimum need of 99Ha, comprising a local need of
63.6Ha and a contribution of 36.6Ha to Black Country need.

WMI complicates the picture. It is expected to contribute 18.8Ha to South Staffordshire; and
a minimum of 67Ha to the Black Country. The remainder (approximately 146.7Ha) is
available to the Black Country and / or other Authorities, with the precise details to be
established through further Duty to Co-operate work.

Therefore, overall need picture is highly complex, but South Staffordshire derived / local
need can be understood simply as follows:

% and the table at para 6.42 of the Draft Plan

10 para 3.15, Economic Strategy and Employment Site Assessment Topic Paper, November 2022
11 para 3.5, ibid

12 para 3.6, ibid

13 See paras 3.6 and 3.7 of the 2022 DTC Topic paper

14 para 3.8, Economic Strategy and Employment Site Assessment Topic Paper, November 2022
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4.7

4.8

4.9

Source of Need Area (Ha)

South Staffordshire Local Need 63.6

Agreed minimum Black Country Need 36.6

The land supply position is also complex:

e Table 9 of the Draft Plan sets out a more comprehensive list of employment sites,
the vast majority of which have no remaining capacity. That suggests a supply of
327.9Ha, or 95.4Ha without WMI.

e Policy SA7 actually allocates a total of 362Ha across 5 sites, or 65.1Ha without WMI
included.

Part of the difference can be accounted for by the inclusion of landscaped areas at WMI
(297Ha is allocated, vs 232.5Ha of employment land). The rest of the difference appears to
be due to existing committed or allocated sites which still have capacity, but less than the
total area stated in Table 9.

Bericote have analysed the full supply of sites at Appendix 4. The results are summarised in
the table below:

Sheppard Planning



Available Land Bericote

Grand Total

South Staffs Total

‘ 304.6

‘ 290

(2020-2040) Reviewed Land Comment
() supply (Ha)

Strategic Sites

E20: Hilton Cross Business 48 0 Committed August 21. DoC'’s being

Park ) pursued. Short term delivery likely.

E18: ROF Featherstone 36 36 Committed October 22

E33: West Midlands 232 5 232 5 Employment Area only, note 18.8Ha for

Interchange South Staffs need.

E24:i54, Wobaston Road 4.8 4.8 B2 Use only. Remnant of original i54 site.
Area reduced from 40Ha to reflect SA7

E44: 154 Western Extension | 16.7 16.7 allocation of remaining site area. B2 Use
only.

Total Strategic Supply ‘ 294.8 ‘ 290

Local Sites
Available since 2012 ELR with no delivery.

Acton Plaza 0.8 0 Not market attractive. Discounted due to
non-delivery over 10 years.

Heathmill Road Industrial 1 0 Committed October 20 for named

Estate occupier.

E14: Vernon Park )8 0 Committed Aprll 22..DoC s being pursued.
Short term delivery likely.
Committed via CLEUD from 2008. Not

. delivered, subsequent applications for

Hobnock Road, Essington >-2 0 industrial refused. Discounted due to non-
delivery over 14 years

Total Local Supply ‘ 9.8 ‘ 0

Allowing for WMI reduction to 18.8Ha for

90.9

76.3

local needs only.

4.10 The supply of sites targeted at meeting need arising from South Staffordshire (+ some Black
Country need) is lower than required. Once:

e The contribution of WMI is reduced to the “local” element of 18.8Ha as opposed to
the 232.5Ha allocated, and

e The i54 extension is reduced to the remaining site area suggested in SA7 (16.7Ha
compared to the 40Ha in Table 9)

The supply of sites to meet South Staffordshire (+ some Black Country need) needs is 90.9Ha.
The requirement is 100.2Ha (or 99Ha as expressed in Policy DS4).

4.11 The supply of sites is clearly less than the local need, by approximately 9Ha. Bericote’s
Gravelly Way site is 7.3Ha, so is broadly equivalent to this shortfall.
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4.12

4.13

4.14

4.15

4.16

4.17

4.18

4.19

4.20

4.21

4.22

Once Bericote’s review of site availability is taken into account, the site supply is actually
closer to 76.3Ha- which is some 23.9Ha short on the requirement set in Policy SA7.
Bericote’s Gravelly Way site would also make a meaningful contribution to addressing that
shortfall.

Clearly, WMI significantly over provides against the locally arising need, but the above is
based on the Council’s current (and complex) evidence base. It is accepted that the Council’s
remedy to this point is likely to be to adjust the amount of land at WMI which is to meet any
such gap- there is obviously considerable freeboard available to allow that flexibility.

However, that would deviate from the EDNA findings, which would be a departure from the
evidence base, and thus, unjustified.

It is necessary to consider:

a) The choice and flexibility available to the market across the 19 year Plan Period,
given the limited supply of sites; as well as

b) The relative performance of sites that have been allocated when compared to
Bericote’s sites

Those factors are considered further below.

The general supply position- despite the apparent over supply of employment land (as a
result of WMI)- still leads to a soundness concern.

Bericote consider that the Plan is not “Positively Prepared” (NPPF 35 a)). The Plan does not
appear- based on its current evidence base- to provide, “as a minimum”, to meet the
area’s objectively assessed needs.

The local land supply:
a) Utilising the Council’s analysis
b) lIgnoring Bericote’s review of genuine site availability, and

c) Apportioning parts of sites to different needs, according to the overly complex
process set out the 2022 EDNA:

Still results in a shortfall against identified need.

The need is 100.2 Ha (or 99Ha depending on which bit of the documentation you rely on)
and the supply is 90.9Ha. Needs are, therefore not met.

The remedy may well be to allow more land at WMI to meet local needs- but that ignores
the qualitative issues raised below. These issues would not be addressed by releasing more
larger units on a single site. That “places all the eggs in one basket” and does nothing to
address genuine locational choice.

Within the supply, there would remain a need for smaller units on more local sites.
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4.23

4.24

4.25

4.26

4.27

Local Needs

Bericote successfully secured the Four Ashes extension for Gestamp, CEVA and Haulotte. The
approval of WMl is clearly a major economic boost for the area and will meet much wider
market needs. With a supply of around 8m sqft of larger units, there is no real concern about
larger unit supply.

However, for an occupier looking for a small and mid-box units, the supply is very limited.
The concern is particularly great for B8 uses- use restriction to B2 / Manufacturing uses on
the i54 sites, takes two good sites out of the supply for a B8 occupier.

Bericote’s review of supply is presented at Appendix 4. This identifies 5 strategic sites and 4
local sites. That review is based on Table 9 of the Draft Plan.

The nature of the supply available on those sites is critical to understand, in particular:
i.  West Midlands Interchange is for larger (250,000qft +) rail connected logistics.
ii. i54 and i54 Western Extension are limited to B2 uses only

Once those are removed from the supply, an occupier looking for a small to mid-box B8 unit
is restricted to the following:

iii. Hilton Cross. Permission was secured in August 2021 for 3 units on 2 areas west of
the A460.

iv. ROF Featherstone. This site has a considerable history, having been first allocated in
the 1996 Local Plan. It was the subject to a Viability and Delivery Options study in
December 2013. This site finally secured permission in October 2022, some 26 years
after allocation, and the site will provide 8 units. These units are all in one location,
and are all reliant on an expensive new road- which will link the site to Stafford Road
and J2 of the M54.

v.  Vernon Park, which secured permission in April 22 for 1 unit east of the A460

vi. Heathmill Road Industrial Estate. This is a small site (1Ha) which secured permission
in October 2020 for a local owner occupier expansion project.

vii.  Acton Plaza is another small site (0.8Ha) which was identified as being available in
the 2012 Employment Land study. No planning application has been submitted,
despite being available for at least 10 years. This is considered to be an unattractive
site which is unlikely to deliver and thus is “blocking supply”.

viii. Hobnock Road. This site is in the Green Belt and is not proposed to be removed, but
it is still contributing 5.2Ha of land to the supply. It's notional 5Ha supply is based on
a 2008 CLEUD for B2 uses, which has not been acted on. Subsequent applications for
industrial uses have been refused. This site has not delivered for 14 years. This is also
considered to be an unattractive site which is unlikely to deliver and is “blocking

supply”.

Sheppard Planning



4.28

4.29

4.30

4.31

4.32

4.33

4.34

There are, therefore, only really 3 available site options for a local B8 uses requiring a unit of
less than 250,000sqgft:

1) Hilton Cross,
2) Vernon Park, and
3) ROF Featherstone.

All of these sites are committed, well known to the market and being actively pursued. We
are also concerned that there are delivery risks around Featherstone, given the
infrastructure costs in the new permission, and that it has been allocated since 1996. These
sites, between them, will provide 12 units up to 152,000sqft*>- most of which are at
Featherstone.

Clearly, having only 3 sites for entire segment of the market does not allow any real choice
or flexibility for an occupier.

It is important to remember that this supply of 12 units needs to last for the 19 year Plan
Period. This supply amounts to 1.5 units for every year of the Plan. That level of supply is
clearly not adequate for this market across the Plan Period, given the evidence presented in
the 2022 EDNA, as set out below.

PPG confirms®® that it is necessary to consider qualitative information on gaps in the market,
in particular the needs of SME’s operating in the logistics sector®’.

The 2022 EDNA notes that there has been a:

...trend of unprecedented growth in the commercial property market in South Staffordshire,
particularly e-commerce, warehousing and logistics sectors — a trend which has been seen
across the country and has been accompanied by increasing rental yields and land values. A
number of the strategic employment sites in South Staffordshire are delivering quicker than
expected with strong levels of demand, particularly for floorspace within Use Classes B2 and
B8.’®

The logistics sector is clearly a strong local market. The EDNA also notes'® that:

An average of 45,113 sqm industrial floorspace was delivered per year in South Staffordshire
between 2012 and 2019

and

15 See analysis at Appendix 5

16 PPG Housing and economic development needs assessment. Paragraph: 029 Reference ID: 2a-02920190220
17 PPG Housing and economic development needs assessment. Paragraph: 031 Reference ID: 2a-031-20190722
182022 EDNA para 0.28

192022 EDNA para 0.29
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4.35

4.36

4.37

4.38

4.39

4.40

In terms of industrial floorspace losses between 2011 and 2020, South Staffordshire
experienced very low average annual losses of 681sqm B2 floorspace and 1,044sqm B8
floorspace

The average take up stated in the EDNA (avoiding data from the peak period of 2020-22),
suggests that about 485,000 sqft (45,113 sgm) is needed per annum. The current supply of
small to mid-sized units is 859,750 sqft, or 1.77 years supply at the pre-peak market average
annual rate identified in the EDNA%,

Furthermore, the EDNA notes?! that:

There is relatively little ‘churn’ in existing stock, and not a lot of new floorspace is coming
onto the market, so as a result vacancy rates are currently at an all-time low.

and

The strongest growth sector in South Staffordshire and the neighbouring Black Country is in
the industrial property market

It also notes? that:

In particular, there is a lack of medium-sized ‘grow-on’ units (25,000-100,000sqft) within
South Staffordshire

Clearly, the evidence presented in the EDNA suggests that:
1) The supply of units for smaller businesses is very low

2) The take up suggests that the supply for this sector is not adequate for a 19 year
Plan Period

3) The market signals evidence directly notes that there is a shortage of small to
medium units in South Staffordshire

4) This is acknowledged to be the strongest market sector in the District.

It is, therefore, difficult to understand why so little provision is being made for this sector.
The evidence suggests that more land is needed for this sector.

The existing supply of units also has a gap in provision. Bericote have illustrated units ranging
between 80,000sqgft and 100,000sqft in order to meet this gap?3. It seems clear that, whilst
the quantum of land has been (broadly) provided for, the nature of space that can be made
available to meet needs does not accord with the evidence in the EDNA. There is notable a
gap in supply for smaller units across the 19 year Plan Period.

20 See analysis at Appendix 5

212022 EDNA Table 21 “recent performance” response summary, page 73
222022 EDNA Table 21 “gaps in provision” response summary, page 74

23 See analysis at Appendix 5
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4.41

4.42

4.43

4.44

4.45

4.46

4.47

4.48

4.49

To add to this concern: The delivery of WMI is a major opportunity for the District. However,
it is likely to generate a need for smaller businesses that wish or need to support activities at
WMI- most likely through direct business support and supply chain services. This was a point
raised at a recent WMI stakeholder meeting- where the concept was described as a
“coalescence of small businesses supporting WMI”. It is clear that, in spatial terms, there is
no smaller unit supply in close proximity to WMI which could easily meet that need.
Bericote’s sites could provide for that market.

The current position raises Soundness concerns:

The supply of land proposed is clearly not flexible enough to accommodate needs identified
in the Plan Period; to anticipate new working practices likely to be generated by a major new
source of employment in South Staffordshire, nor; adequate enough to enable a response to
changing economic circumstances. Therefore, the Plan does not accord with the guidance at
NPPF 82 d).

This shortage of supply will do little to address commuting patterns in the area. South
Staffordshire has a low level of commuting self-containment?* and the strongest out-bound
commuting flows are for commuters travelling out of South Staffordshire into
Wolverhampton, Walsall, Dudley and Cannock Chase?®.

Clearly, people drive out of South Staffordshire for work at the moment, and whilst WMI
may help to address that, the provision of more space within the District would further
contribute to reducing reliance on the private car and make working patterns more
sustainable.

It is considered that there is a severe shortage of space for smaller B8 occupiers in the
proposed land supply. Despite there being (broadly) enough supply, there are qualitative
limitations which mean that local businesses, looking for small to medium B8 buildings, have
a very limited choice.

NPPF asks us to take into account both local business needs and wider opportunities for
development (NPPF81) and to allocate land for both local businesses and inward investment
(NPPF 82b). Currently the Plan is over providing for strategic needs and under providing for
local needs- on a qualitative basis, and in terms of site choice and availability.

The approach to providing employment land should counter any existing weaknesses and try
to address the challenges of the future (NPPF81). Currently, the supply does not address
market needs for small to medium operators, which is a weakness in the proposed supply.

The land supply should also be flexible enough to meet unanticipated needs (NPPF82 d). It is
likely that the supply is flexible enough in terms of quantum, but there are qualitative
deficiencies that need to be considered. There is potential for WMI to change market
patterns, and this is not provided for in terms of size and location of available units for
smaller businesses looking to supply to that major development site.

24 Para 3.36 EDNA 2022

2 ibid
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4.50

4.51

4.52

4.53

4.54

It is clear that there are key national policy points which are not being met. This results in a
soundness concern around Consistency with National Policy (NPPG 35 d)).

Site Performance

Bericote also consider that the choice of sites allocated does not reflect their scoring in the
evidence base.

Bericote’s sites (previously identified as sites E51a and E51b, in the 2018 EDNA; and
“Bericote Four Ashes” in the 2022 EDNA update) score higher than sites which have been
selected for allocation. Appendices 6 and 7 of this representation provide the site scoring
exercise from the 2018 and 2022 EDNA’s.

The 2018 scoring shoes that Bericote’s sites were ranked 2" and 3™ in the District, following
WMI%. The 2018 EDNA recommended?’ that:

“... going forward, should there be a need to allocate new sites, where possible, the focus
should be on the best sites in the first instance. These for example should include:

e West Midlands Interchange (Site E33) following the sites consent in 2020
e Sites E51a and E51b given that these are very close to the consented WMI.; and

e Potentially site E30 at junction 13 given that it is strategic in scale and not in the
Green Belt (although it is acknowledged that this site fell within the good rather than
best category)”

The 2022 scoring introduced a weighting factor which changed the overall rankings, pushing
Bericotes sites down the list of preference. However, the process resulted in sites with much
lower scores being allocated over Bericotes land. The following illogical outcomes?® are
noted:

26 See Appendix 6

27 See para 5.3 Stage 2 Report

28 Taken from Table 22 EDNA 2022. Note this table is re-ordered according to the “Grand Total” score. The
original table is provided at Appendix 7
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4.55

4.56

4.57

Site Score Weighed Score Allocated?

154 Wobaston Road 86 89% Yes
Hilton Cross 83 85.7% Yes
154 Western 82 86% Yes
Extension

Vernon Park 79 81% Yes
Bericote Four Ashes 77 80.5% No
ROF Featherstone 76 81% Yes
WMI 75 81.8% Yes
Heathmill Road 70 69.6% Yes
Hobnock Rd, 61 63.8% Yes
Essington

ROF Featherstone 55 60.1% Yes
extension (West)

ROF Featherstone 54 60.2% Yes
extension (East)

Acton Plaza 54 55.1 yes

As can be seen from the above, based on the raw / unweighted scores, Bericote’s site is the
5% best site in the District. 11 sites are proposed for allocation- meaning that 7 sites are
allocated which do not score as well as the subject site. That is both illogical and counter to
the available evidence which should be used to inform site choices.

When the weighted score is taken into consideration, Bericote’s site still ranks as the 7™ best
site in the District. The above point still holds: 5 sites remain proposed for allocation which
do not score as well as the subject site. That is also illogical and counter to the evidence
supporting those allocations.

Finally, when the individual topic scores are considered (see Appendix 7) it can be seen that
Bericote’s site scores:

e Better than ROF Featherstone for Market Attractiveness. It is scored 1 point lower
than WMI for market attractiveness, and it is unclear how that can be the case as it
adjoins WMI on most boundaries.

e Better than WMI, Vernon Park, ROF Featherstone and i54 Western Extension for
Sustainability- which is surely a critical consideration given the Climate Emergency
declared by the Council in July 2019.
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e Better than Hilton Cross, and Vernon Park for Strategic Planning; and equal to the
i54 sites.

4.58 The evidence base is clear that Bericote’s sites are as good- and even better- scoring than
most of the allocated sites.

4.59 This raises a clear soundness concern. The allocation of less sustainable and less market
attractive sites is not “an appropriate strategy, taking into account the reasonable
alternatives, and based on proportionate evidence”. The Justified soundness test (NPPF 35
b)) is therefore failed.
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5.1

5.2

53

54

5.5

5.6

Technical Considerations

Bericote consider that there are no technical impediments to the allocation of their site.
They recognise that there will be a need for detailed consideration of various issues at the
Development Management stage, but that is true for all allocations.

The key issues are considered to be:

Ecology
Landscape and Visual
Noise

Highways

These are considered in turn below.

Ecology

The Gravelly way site is currently woodland and the Vicarage Road site is rush and grassland.
However, neither site has an ecological designation.

Bericote have commissioned an ecology report and appraisal which is provided at Appendix
8. That report concludes that:

The site has some ecological interest but is generally only of local importance.

The woodland habitat has low species diversity, is relatively young and has invasive
species.

Some mitigation for protected species may be needed, subject to further survey
work, but mitigation appears to be achievable and can successfully work alongside
development.

Some improvement to current conditions will arise from the removal of invasive
species (Rhododendron, bramble and bracken).

The inclusion of a BNG area has the potential to improve the overall biodiversity
value of the site: Beyond what is available now, and post development.

The site can continue to perform a suitable wildlife corridor / green lung / carbon
sink function post development - through the retention of a buffer to the rear of the
proposed units and retention of a woodland block to join in with existing and
proposed landscape areas as part of WMI. A sensitive development will not harm
the corridor function and connectivity role that the site performs now.

The report concludes that, with sensitive design, appropriate landscaping and buffer zones,
the development of the site would offer new opportunities for wildlife. Suitable wildlife
corridors, and connectivity to the wider landscape, can be delivered alongside the proposed
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5.7

5.8

5.9

5.10

5.11

5.12

5.13

5.14

development. Future development and mitigation could be designed to complement the
mitigation and enhancements at West Midlands Interchange.

There are no overriding ecological constraints to the development of this site.
Visual Impacts and Landscape Character

The Gravelly Way site will be wholly contained by industrial development. It will have no
visual connection to the wider landscape and all views will be within the context of existing
(or committed) buildings.

The layout proposed will leave the Vicarage Road site for biodiversity net gain and
landscaping purposes; and the Gravelly Way site will retain an area of woodland and extend
the buffer on the eastern boundary of WMI.

The development of the site will not result in any harmful visual or landscape character
effects.

Noise

The site is not close to any sensitive receptors, and other existing or consented industrial
units would act as a suitable noise barrier for any users on this site.

The development of this site will not result in any harmful noise or amenity effects.
Highways

The site capacity is modest and it is accepted that detailed modelling would be needed to
support an application in the future. However, the local network has been improved by
Bericote’s previous applications, and WMI will make major improvements to the highways
network in the wider area- including a major new industrial estate road between the A5 and
the A449.

There is not likely to be a significant highways issue which suggests that these sites should
not be developed.
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6.1

6.2

6.3

6.4

Soundness Issues
Bericote raise the following soundness issues with the Draft Plan.

Green Belt Boundaries
Following the changes to Green Belt boundaries proposed in the Plan, Bericote’s sites will:
e No longer perform any of the Five Purposes of including land in the Green Belt;
e No longer be necessary to remain open, and;
e Impact the permanence of the Green Belt boundary by:
o Not following guidance on using defined features on the ground and

o Creating pressure for release in future Plan reviews, due to the lack of
performance of the Five Purposes.

Furthermore, there is no current evidential basis which justifies a differentiation between
WMI and Bericote’s site. The evidence suggests that WMI- which is proposed for release
from the Green Belt- performs Green Belt Purposes to exactly the same degree as Bericote’s
site- which is not being taken out of the Green Belt.

The current Green Belt boundaries are not considered to be sound as they fail the following
soundness tests:

NPPF 35b) Justified: Retaining Bericote’s sites as Green Belt is not an appropriate strategy.
The evidence suggests that:

- Removal of the Green Belt notation is justified by existing evidence (when compared
against adjacent land releases),

- Re-appraisal of the performance of the Green Belt after proposed changes, would
have clearly indicated that leaving Bericote’s sites as Green Belt does not meet the
Five Purposes.

Taking into account the reasonable alternatives, and based on proportionate evidence, these
sites should be removed from the Green Belt.

NPPF 35d) Consistent with national policy: The retention of these sites as Green Belt does
not meet current national policy in relation to:

- The necessary openness and permanence of Green Belt boundaries
— The need for Green Belt to meet the Five Purposes to some degree.

Fundamentally, these sites do not meet any of the criteria expected of Green Belt land and
leaving them designated as such is illogical and unreasonable.

Sheppard Planning



6.5

6.6

6.7

6.8

6.9

6.10

6.11

6.12

These concerns would be rectified if Bericote’s sites are removed from the Green Belt and
allocated for development.

Undersupply of employment sites for locally arising need

The supply of sites targeted at meeting need arising from South Staffordshire (+ some Black
Country need) is lower than required. Based on the Proposals in the Draft Plan, once:

e The contribution of WMI is reduced to the “local” element of 18.8Ha as opposed to
the 232.5Ha allocated, and

e The i54 extension is reduced to the remaining site area suggested in Draft Policy SA7
(16.7Ha compared to the 40Ha in Table 9)

The supply of sites to meet South Staffordshire (+ some Black Country need) needs is 90.9Ha.
The requirement is 100.2Ha (or 99Ha as expressed in Policy DS4).

The supply of sites is clearly less than the local need, by some 9.3Ha. Bericote’s Gravelly Way
site is 7.3Ha, so is broadly equivalent to this shortfall.

In addition, once Bericote’s review of current site availability and deliverability is taken into
account, the local site supply is actually closer to 76.3Ha. That is some 23.9Ha short on the
requirement. Bericote’s Gravelly Way site would make a meaningful contribution to
addressing that shortfall.

Clearly, WMI significantly over provides against the locally arising need. However, the
Council’s current evidence base suggests that only 18.8Ha is targeted at locally arising needs,
with the rest meeting needs from adjacent authority areas.

It is accepted that the Council’s remedy may be to adjust the amount of land provided at
WMI to meet any such gap in local supply- there is considerable freeboard available to allow
that flexibility. However, this would not address Bericote’s concern about the choice and
flexibility in the local supply (see below). Those issues would not be addressed by releasing
more larger units at WMI: that solution would “place all the eggs in one basket” and would
simply provide more units above 250,000sqft. There is actually a shortage of land for smaller
units, on non-strategic sites.

The general supply position- despite the apparent over supply of employment land as a
result of WMI- still leads to a soundness concern:

NPPF 35 a) Positively Prepared: The Plan, taking into account it’s evidence base is not
“Positively Prepared” as it does not provide, as a minimum, to meet the area’s objectively
assessed needs for local employment sites.

Choice and flexibility in the supply of Employment Land
In addition to Bericote’s concern about the quantum of supply aimed at local need, it is

relevant to also consider the choice and flexibility available to the market, across the 19 year
Plan Period, given the limited supply of sites.
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6.13

6.14

6.15

6.16

6.17

6.18

6.19

6.20

Bericote consider that there is a severe shortage of local market suitable space in the
proposed land supply. Despite there being a (broadly) sufficient supply, there are qualitative
limitations which mean that local businesses, looking for small to medium B8 buildings, have
a very limited choice.

In the current supply there are just:

— 3 available and deliverable sites for local B8 uses requiring a unit of less than
250,000sgft: Hilton Cross, Vernon Park and ROF Featherstone.

— All of these sites are committed, well known to the market and being actively pursued.
- These sites, between them, will provide just 12 units up to 152,000sqft?.

This supply of 12 units needs to last for the 19 year Plan Period. This amounts to 1.5 units for
every year of the Plan. That level of supply is clearly not adequate for this market.

The existing supply of units also has a gap in provision. Bericote have illustrated units ranging
between 80,000sqft and 100,000sqft in order to meet this gap*.

The delivery of WMI is a major opportunity for the District; which is likely to generate a need
for smaller businesses to support that development- through direct business support and
supply chain services. There is no supply of smaller unit land in close proximity to WMI which
could easily meet that need.

The supply of land proposed is clearly not flexible enough to accommodate needs identified
in the Plan Period; to anticipate new working practices likely to be generated by a major new
source of employment in South Staffordshire (WMI), nor; adequate enough to enable a
response to changing economic circumstances. Therefore, the Plan does not accord with the
guidance at NPPF 82 d).

There is also a need to address commuting patterns in the area. South Staffordshire has
strong out-bound commuting into Wolverhampton, Walsall, Dudley and Cannock Chase3!.
WMI may help to address that out flow of residents for work, but the provision of more
locally oriented space within the District, would further reduce reliance on the private car
and make working patterns more sustainable.

Clearly, there are qualitative limitations which mean that:

e Local businesses, looking for small to medium B8 buildings, have a very limited
choice.

e The potential to maximise the local economic benefits of WMI, for local businesses,
is therefore reduced.

29 See analysis at Appendix 5
30 See analysis at Appendix 5

31 ibid
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6.21

6.22

6.23

6.24

6.25

6.26

6.27

e The opportunity to stem out-commuting, through the provision of sites which meet
local business needs is not being achieved.

This results in issues around national policy compliance:

e NPPF asks us to take into account both local business needs and wider opportunities
for development (NPPF81) and to allocate for both local and inward investment
(NPPF 82b). Currently the Plan is over providing for strategic needs and under
providing for local needs- on a qualitative basis, and in terms of site choice and
availability.

e The approach adopted to providing employment land should counter any
weaknesses and address the challenges of the future (NPPF81). Currently, the supply
does not address market needs for small to medium operators, which is a weakness
in the Plan’s proposed approach.

e The supply should also be flexible enough to meet unanticipated needs (NPPF82 d).
It is likely that the supply is flexible enough in terms of quantum, but there are
qualitative deficiencies that need to be considered.

It is clear that there are key national policy points which are not being met. This results in a
soundness concern around Consistency with National Policy (NPPG 35 d)).

Selection of allocated sites not based on evidence

Using the most recent unweighted scoring in the EDNA 2022, Bericote’s site is the 5™ best
performing employment site in the District. 11 sites are proposed for allocation- meaning
that 7 sites are allocated which do not score as well as the subject site.

That is illogical and counter to the evidence supporting those allocations.

When the weighted score is taken into consideration, Bericote’s site still ranks as the 7™ best
site in the District- meaning that 5 sites are allocated which do not score as well as the
subject site.

That is also illogical and counter to the evidence supporting those allocations.
When the individual topic scores are considered, it can be seen that Bericote’s sites score:

e Better than ROF Featherstone for Market Attractiveness- although it is scored just 1
point lower than WMI for market attractiveness, it is unclear how that can be the
case as it adjoins WMI on most boundaries.

e Better than WMI, Vernon Park, ROF Featherstone and i54 Western Extension for
Sustainability.

e Better than Hilton Cross, and Vernon Park for Strategic Planning; and equal to both
i54 sites
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6.28

6.29

6.30

The evidence base is clear that Bericote’s sites are as good- and even better- scoring than
most of the allocated employment sites.

This raises a clear soundness concern. The allocation of less sustainable, less market
attractive and sites that score less well on strategic planning measures is not “an appropriate
strategy, taking into account the reasonable alternatives, and based on proportionate
evidence”. Those allocations are made contrary to the evidence the Bericote’s site performs
better than land proposed for allocation.

The Justified soundness test (NPPF 35 b)) is therefore failed.
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7.1

7.2

Amendments to the Plan

Bericote seek the following amendments to the Plan to make it sound:

1. Amend the Green Belt boundary to remove the Gravelly Way site (previously E51a) from
the Green Belt

2. Allocate the Gravelly Way site (previously E51a) as employment land

Bericote consider that the case for releasing the Vicarage Road site is also strong. However,
they propose to use the land for biodiversity, landscaping and local bee keeping activities.
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8.1

8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

Conclusions

Bericote are concerned that the Plan is unsound as drafted. They seek removal of their land
at Gravelly Way from the Green Belt and it’s allocation as employment land. They also
control land at Vicarage Road. They intend to provide landscape and ecological mitigation on
this area- but also consider that it performs no Green Belt function and should also be
removed from that designation.

Once the changes to Green Belt boundaries proposed in the Plan are in place, Bericote’s
sites won'’t perform any of the Five Purposes of including land in the Green Belt. It won’t be
necessary to keep them open- as they will be surrounded by industrial development- and
leaving them designated will simply result in pressure to release them in the future-
undermining the expected permanence of the Green Belt boundary.

The supply of sites identified to meet the combined South Staffordshire and part of the Black
Country need is 90.9Ha. The identified land requirement is 100.2Ha (or 99Ha as expressed in
Policy DS4). The supply of local sites is 9.3Ha less than the local need. Bericote’s Gravelly
Way site is 7.3Ha. The release of Bericote’s site would address the majority of this shortfall.

In the current supply, there are just 3 deliverable sites for local B8 uses. All of these sites are
committed, well known to the market and being actively pursued. Between them, they will
provide just 12 units for the 19 year Plan Period. This is 1.5 units for every year of the Plan.
That level of supply is clearly not adequate for this market- particularly when the potential
for local job growth, spurred on by the delivery of West Midlands Interchange is taken into
account- that is foreseeable need which the Plan does not allow for in it’s land supply.

The existing supply of units also has a gap in provision. Bericote propose to provide units
ranging between 80,000sqgft and 100,000sqft in order to meet this gap3?.

Bericote’s site is the 5™ best performing employment site in the District. 11 sites are
proposed for allocation- meaning that 7 sites are allocated which do not score as well as
their site. That is illogical and counter to the evidence supporting those allocations.

Bericote’s sites score higher than ROF Featherstone for Market Attractiveness; better than
WMI, Vernon Park, ROF Featherstone and i54 Western Extension for Sustainability; and
better than Hilton Cross, and Vernon Park for Strategic Planning considerations.

The evidence base is clear that Bericote’s sites are as good- and better- employment sites
than most of the allocated employment sites.

Bericote consider that the Plan, as currently drafted, is unsound. This could be rectified by
allocating their site for employment purposes.

32 See analysis at Appendix 5
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Appendix 1: Local Plan Proposed Green Belt Boundary
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Appendix 2: Extracts from 2019 Green Belt Study

NOTE: The site locations on this mapping are shown by a red star
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Groen Belt Study
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Appendix 3: Applicant Green Belt Appraisal (December 2021)
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L INTRODUCTION

LY. Thisnote hes been prepaned by Bryant Landscape Planning Lid on behall of Berioote Lid 19 provide
advice on the pofentisl extension of the Four Adkes Erlerprise Pask at Fowr Asheds, South
Ctaffordshire. Two expansion sites ane considered (hereafter referred booas "Site &7 and ‘Sibe B7).
The planning authority is Seuth Staffordshire Council (55C) and both sies are designated as Wasd
Midiands Metropoliten Grean Bell, Arounsd 00% of the district s designated as Grssn Balt.

1.2, This nobe:

= reviews Green Belt assessments presiously cared out on behalf of 55C;

#  prowides an appraisal of the contribution the Sefs) currently make 1o the purposes of the
Graen Raly as defined in the MPPF; and

®  prericies an appdaiial of 1he contnburion the Site]s] would make 1o the purpases of 1he Green
Bt Eollorwing completion of the Wiest Madlends Freight Inenchange.

1.3 A site wisit and field study were undertaken in September 3021 to undsrstand the %ites and the

surrcunding area,

1. GREEM BELT

21, The purposes of the Green Belt are set out insection 13 of the Mational Planning Palicy Framewori
{NPPF)' The essential charactenistics of Green Baits are defined as being their permanence and
apEnness and the MPPF states that ‘the fundamerie! aim of Green Bell palicy i3 to prévend wiban
sprowd by keeping fond permonently open®. There is no legal defirition of the term “operaneds” with
regard to Green Belt.

&1, Fove purpeses which Goeen Beit should serve are defined in The NPPF;

®  Porpaie I Tociveck e wnrestricted spvonw af lovge buill-up areas;

= Porpoie J: To préveat neighbouring Fowns merging inbo one anotier;

= Furpose 30 To assisd i safeguoroing the countrpside from encroochment;

*  Pwposed: Togresenee the setting and speoie! chorecter of bistork fowns; and

& Purpose 5 To assist im arbon regencration, by encourogiag the recyoling of derelet and other
urtan lamd,

23, Green Belt palicy maintains the principle thst certain farres of buill development, however small
i scade, are mapprapriate and should not be approved exoept in ‘veny speciol choumsfanoes”,

2.4. Green Belt |5 a spatial planning tool, not a designation which s designed to protect nature and
langdscape character or the benedits they provide: Green Bel polioy doses nod requing Green Bel [

! Departrend of Vioming. Commurtas and Locsl Gupssmrmant 20711 Mafong! Pissng Poiny Framgsod
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be of high Lndicape guality or even particulaly sttractive. [t should be noted therefore that a
Green Belt review does not provide an assessmient of Lndscape quality.

2.3 The planning syslem is reguired [o seune envirgremantal, soci and economis berwfits and there
i an overarching pretumplion in the NPPE in Taveur of wuitainable develapmsent. Current Grean
Belt policy is a “spatial separation™ designation whach does not require the transformation or
enrichiment of Green Belt bind to deliver such berafits.

26, 55C Policy ENVZ: Cortrod of Developmeet in the Green Belt reguines that whene developmant |5
consisent in principle with the purpaied of the Green Belt, the Council will regquire that its siting,
design, form, scale and appearance |s compatible with the character of the surrounding area, as
explaingd further in 55C Policy ENV3,

2.7, 55C Poficy ENV3: Derailed Fvalumtion of Proposals within the Green Belt states that whare
development i acceplable in princgple in (ke Green Bell |under Policy ENYE], proposils will be
assessed for their impact on the Green Belt in termes of:

& The detailed layout of the site;

« The siing. detign, grouping, height and scale of buwildings, structures and associated
DiAhdoor equipment

®  The cakour and suitability of buliding materials, having regand for kacal styles and materials;
#  The oppartunities to use redundant land and buildings. lor sutable aRerrative ues;

& The quality of rew landicape schemies;

#*  The impact on sigrificant wiews, viewpoints and topographical features;

#  The cumulatiee physical efect of proposals in any one area;

& The implications for local faclisies, particularly pulblic senvices and enfrastracture; and

= Any other relevant considerations idemtified in Policy GRZ,

L& 55C Policy ENVE: Major Develaped Sdes it the Green Belr states that the Bmited inlilling of majos
developed 18es in the Green Belt may be permitted provided that there will be no greater impact
on the purposes af the Green Belt than the esisting development; the height of the existing
hulldengs is not aecesded; and there will be no greater impact (and where possible, bess mpact)
than the existing development on the openness and purposes of the Green Bedt. The palicy seeks
1a enable appropriste infilling ar redevelopment of major develaped sites whilst ensusing that the
funclions and amenity of the Green Belt are not prejediced. Whalkst the Sites are not past of one of
the mapor developed sites referenced in 55C policy ENVM, they ane located adiacent (o the
approwid West Madlands Rail Faeight Interchange (W1,

¥ Lanchoge Irattule (TR Greas [l Polcy
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4.1

4.3

APPROACH

In 20014, as part of the evidence bage which underpans the Local Plan, 35C commissioned a partial
Green Belt Review®, It was updated in 2016, The Green Belt Review assessed the contributicn to
1 v Geroen By purposes made by pascels of land adjoining villages ard emiployment sites.

Simce there is no universally accepted methodology for carrying out Green Belt reviews, and to
ensune consistency, the 550 methodology has been used in this appraisal, and & provided at
Appendix A I i important to note that the methodelogy dors not take account of landscape
quality of the sensitiity of 1he S 1o soommodate devslopment Since thede By ane nol
ribevant 10 & Green Belt revew.

THE SITES AND THEIR CONTEXT

Both stes are pockets af land to the sowth ard &asl respectvely af the recent extension al the
Four Ashes Enterprise Park [Figure 1; Photo 1). The Staffordshire and Worcestershine Canal, which
& A congervation arpa, patses to tho west of Se A (Photo 2], Meither site is covered by any

desigration which denofes landscape value,

The approved YW abuts both sites 1o the north, east snd south (Figure 2).

Phafa I View looking aorth fowards Four Ashes Phate 2° Stoffordshing pod Winrcestershiee Canal to {he

Enterprise Fork west of Hee A

' St Slaleesmbher Drisict Couned (0140, Skt St e P’ e End fives
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-

Figare 2; West MicVands Rad Freqght infevchangs [Parome ter Ban)

Site A

43, Site A omprises a 192 hectare (ha) rectangular parcel of land. It does nat contain any built form
and thene & no public acocess.

44,  Hisbordered to the west by 1he canal, 10 the north by an anes of open land which Containg a pond,
10 thie east by  feeld and 1o the south by Vicarage Rosd. To the nonh, beyond the drainsge pond,
= a recently completed distribution centre within the Four Ashes Enterprise Park {Phato 1),

45  The She is overgrown, calonised by ruderal sorub. The boundary with Vicarage Road |5 a native
hedgeraw and theng ane mature (rees an the westemn boundany associated with the canal,

a6 Lard use in the immediate contest of Site & & predominantly light industrial ard commercial, with
arable fields to the east
Site 8

4,7, Sige B lecated v ke north-east of Site A, abuiting the recent Four Ashes expanssan, It s
rectanglalir, measuring 6960 in ared. It B Boundied 10 the east by the Fer Ashes Enterprise Padk,
1o the nosth by arable fasmland, 10 the east by Calf Heath Wiood and to the south by farmiand.

4,8 e B & woedland. There is na public access,

Sheppard Planning



4.5

S

5.3

5.4,

5.5.

Similar to 5Site A, land use in the immediate context of Site B is Bght industrial and commercial,
with sralble farmiland to the north and south and socdland to ke cast.

CONTRIELUTION TO GREEN BELT PURPOSES

it is appropriabe to consider both the cusrent contribution each Site makes to the purposes of the
Green Bolt and the cortribution they will make when the W 5 complete,

The miethodology applied in the 35C Green Belt Study assessed whether esch parcel of land:

= rakes @ considerable contribution 1o Green Belt Purposes;

v makes a contribution to Green Belt Purposes; or

= imbkid & mohe bmited contribution to Green Bl Purpodes.

The 25C Green Beft Study, in making the overall padgement, took account of the indevidual value
scores against gach purpose. If ome of the parcels scored Righly, Le. 3, for a single purpati, it was
subamatically assessed as making a considarable contributicn to Green Belt purposes,

The 550 Green Beft Beview saseized fouwr parcels of land at Four Ashes {Figure 3], Four Adhes East
|Parcel 2) included Site A,

Sne B wad not assesudd in the 550 Green Bl Review,
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Sitm A

5.6 Faur Ashet Parced 1, of which Sile A repretents approximately & Gk, wit scossed in the S5C
Review as making a contrbution 19 Green Belt purposes, with & valee af 17 (Appendix B}

5.7 Hpplying the 55 methodology specifically to Sie A, it is considered that the walue for Purpose 3
{Ta assist in safeguarding the cowntryside from encroachment) is kower than for parced 2 in its
entirely since thens had been additionl encroachment of Buill dewslapmant 1o the nodth of the
parcel. Site &' owerall wahos is thenefore lowered and i i concluded that i comenthy makes 3 more
liméted contribution to Green Beft Purposes.

58 When the Wkl is complote to the gast of Site A (Zone A on the W) parameter plan), the value
o Purperse § (To check the unrestricied sprawl of large bul-up ereas) will also reduce singe Sae
i waill s lorger play & rake in pressenting ribban development. Site & will 1herefare make 30 en
mione Bmited contribution ko Green Bedt Purposes.

Site B

55,  Applying the criteria defined in the S8€ Green Belt Assessment [Appendix A) to Site B, it s
considened that it currerby makes a Eméved confributien 1o Green Baly Purpodes, scorng 11,

A0, Sieee Site Bowss nol sssessed inthe 550 Review, detail of the assessment ol valuss is provided a1
Appendix €.

511, When the W s complete 1o the east of Site B [Zone A48 on the Wil parameter plan], the value
for Purpose 3 (To assist in safeguardsng the countryside frem encroachmsent) will reduce simce
Thiere will B divelopreent 1o the west and east of Site B Sive B will therefore make &0 even more
Ernited contribution fo Green Bel Purposes.

6. SUMMARY AND CONCLUSIONS

[ Wotwithstanding thesr Green Bel designation, neither site A subject to wider [andscape
constraints such a5 a designation which would demote landscape value, Anceent Woodiand,

heritage asses MIC,

6.2 Applying the assessment criteria and methodolagy ermployed in the 350 Green Baell Review, it is
considered that bath sites ostrerthy make a limited confribution to Green Bell Pumposes 2 defined
in thie NFPF.
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6.3

G

6.5.

It i considered that they will make an even lower contribution 19 the Purpodes following
completion of the Wi, when existing built form and bailt form associated with the Wil sl

surroaind them.

Due 2 their Bnited comtribution 1o Green Belt Purposes, particulardy fallowing 1he camaletian of
the WM, release of the Sites from Green Belt would mat compromise $5Cs owerall wision of
mairtaining and enhancing the character ared local distinctivensess of the district, including the

natural and historc emvironmant and the character of the wider raral lardscapae.

Develagenent of the Sites coull Be compatible in verms af siting, design, Tenm, scale sad
appearance with the character of the surrounding ares, particularly following implementation of
thi WFI, resulting in no greater impact on the purposes of the Green Belt.
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APPENDIX A — SSC Green Belt Assessment Criteria
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Appendix 1 - Review Criteria
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The fallowing defnitions were used dlongiide the assessment criteria Lo assess the Sites against the
purposes of Green Belts:

" Ribbon development — Bnear development slang rowle ways, such roads, canahs and railways.

. Settlement = a village of strategic employrsent site as defined in Core Policy 1 af the Sauth
affardshine Local Plan.

. Sprawl - the irregular of siraggling expansion of am urban or industrial area, spreading out over a
Large ared in an undidy and immegular way.

. Separation = open countryside beteeen two detached settlemenis,
. Merging - the jeining or blurring of boundaries bebween twe settlemaenis.

. Encroachment from wibanising influences — intrusion, gradual advance of buildings and
urbandted land beyond an acceptable or established bmit.

Features of historic significance = Conservation Areas, Registened Parks and Garderd, Listed Buildings amd
Historic Landscape Areas,
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APPENDIX B — SCC Green Belt Assessment - Four Ashes Parcel 2
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APPENDIX C — Appraisal of Site B’s contribution to Green Belt purposes
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Appendix 4: Employment Land Supply Analysis
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Available Land
(2020-2040) Reviewed Land

Typology
Strategic
Employment Sites

E20: Hilton Cross Business Park

(Ha) supply (Ha)
4.8 0 Committed: 20/01078/FUL granted August 21, 3 units west of A460. Various DoC and Amends indicates intention to implement shortly

Committed: 20/01131/0UT approved October 2022. Considerable infrastructure costs to access the site. Current funding difficulties. Will struggle in

E18: . . . . .
8:ROF Featherstone 36 36 shorter term. Bericote experience of an occupier not being interested due to delivery concerns
E33: West Midlands Interchange 232.5 232.5 Committed, DCO granted 2020: 18.8ha of site required to meet South Staffordshire's labour demand. Limited to larger units.
E24: i54, Wobaston Road 4.8 4.8 B2 Use restriction.
E44: 154 Western Extension 16.7 16.7 B2 Use restriction. Area reduced to reflect SA7 allocated area
Local Employment Identified in 2012 Employment Land Study as being available at 0.8Ha. Available for 10 years without being progressed. Discount capacity based on
. Acton Plaza 0.8 0 .
Sites lack of delivery
Heathmill Road Industrial Estate 1 0 Committed: 19/00990/FUL permission for Prime Oak Ltd, aiming to relocate manufacturing site from Swindon village. Approved October 2020,

expires Oct 2023.

E14: Vernon Park

2.8 0 Committed: 21/00948/FUL granted April 22, single unit east of A460. Various DoC under consideration indicates intention to implement

Hobnock Road, Essington

Total Strategic without WMI

South Staffs Sites (with WMI at 18.8Ha)

Committed but not likely to deliver. Certificate of Lawfulness approved 2008 (08/00223/LUP) for a B2 use. 2016 application (16/01000/FUL) for
warehousing refused as site in Green Belt. Earlier history of refusal: Industrial uses (98/00619/0UT) and residential (99/01242/0UT). This site has
5.2 0 been subject to numerous refusals but is included in the supply due to a 2008 commitment which has not been acted on for 14 years. It is not likely
to deliver and should be removed from the supply. The current Plan does not propose to take this site out of the Green Belt (see inset 13), and so
future refusal are also likely.

304.6 290
294.8 290
62.3 57.5
9.8 0
72.1 57.5
90.9 76.3
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Appendix 5: Existing Unit Size Analysis
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Existing Supply

Site Unit Size (sqft)
Featherstone (poss. sub-division) 16,000
Featherstone 18,000
Featherstone 20,000
Featherstone 45,000
Hilton Cross 47,750
Featherstone 53,000
Hilton Cross 62,000
Featherstone 76,000
Hilton Cross 111,000
Vernon Park 122,000
Featherstone 137,000
Featherstone 152,000
Total 859,750

Existing Supply with Bericote Units

Site Unit Size (sqft)
Featherstone (poss. sub-division) 16,000
Featherstone 18,000
Featherstone 20,000
Featherstone 45,000
Hilton Cross 47,750
Featherstone 53,000
Hilton Cross 62,000
Featherstone 76,000
Bericote 80,000
Bericote 90,000
Bericote 100,000
Hilton Cross 111,000
Vernon Park 122,000
Featherstone 137,000
Featherstone 152,000
Total 1,129,750
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Appendix 6: EDNA Site Assessment
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APPENDIX B - Sites and Assessment
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Appendix 7: DLP Revised Site Assessment
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Table 22, Summary of Employment Site Quality Scoring
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Appendix 8: Ecology Assessment
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Four Ashat Epansion, 5ot Saflorshion
Appraaal
Descgrrduns 2127
1. EXECUTIVE SUMMARY
1.1.  Ecolegy Solutions was commissioned by Quod on behall of Baricote Proparties

Limited in January 2022 1o underake an ecological appraisal of land known as
Four Ashes Espansion in South Stafiprdshira,

Ecolagy Bobibom
122 PEA WY

1.2.  Thesita s sphi between the aastem expansion piol and southarn expansion plot.
The srasbern sxpansion pled comprisas largely broadleaved woodland known as
Cal Heath Waods, whits! the southarm expansion plof comprsas predaminataly
mush doeminant habitat and grassland,

1.3, The site does nol comain any dasipnated sies, The closest stalulcey site is Four
Ashes Pil Site ol Special Scientific Interes! (S33) hocated appraximelely 06sm
o the south-west of tha of the scuthem expansion parced. Tha closast non-
stahutory sile is Calf Heath Bridge Biodnsarsity Aler (BAS) located approximabaly
10m 1o 1he sowih of the southern expansion parcel, separaied by Vicarage Road.

1.4, It is considerad thal the implementation of he proposals aghenng to & sbiel
constnuction method statement shall limi petential pollution risks such that all
locally prisan| designiated Stes ane unaBiocied.

1.5. The habitals present across both parceds do hold some ecological value,
hanwenved this i considanad o be of local importance only. The woodland within
ihe easiern expansion is mapped as Priority Habilad, howawver owing to the low
spacies  diversily, 2 relalively young ape and exiensive ooverage of
Rhodedendron within the woodland it is considerad unlikely, in reality, that this
would mial ariléna as Priddity Habital,

1.6, Any fulum devalopment of the site has scope 1o include new areas ol Specias-
fich habitat to offsat the loas of tha any existing habitats, whits! provide a net gan
in bingiversity beyond what is currenlly prasend on site, The memoval of non-
nalive ivasive species, such as Rhododendron, would represenl  an
imgroveman] over the cuerent basaling position,

1.¥.  Opporiunities for protecied species, such as Badger. bats, terds and repties
have baen idontified, and further survey work will be requined 1o fully ascertain
ihe sile's use by these and other notable and protected species.

1.8, Wsh a sersiive design, appropriate landscaping and ecology buller zones, it is
considerad that the sita's developmaenl could offer new opporiunitias doe wildide,
whilil raldining suilable widlide corridars and conmectnty 10 the wider Bndscape.
Any future devalopment could compimeand mifigation and enhancaments set oul
wilhin adiicen consenbed schemas, such as the West Midlands Inlerchanga.

1.9.  In summary, an initial appraisal of the sie does nof highlight any gvariding
ecalpgical consteaiml o @8 developmenl  Appropriale  mEtgalion  and
enhancements can be adopied io ensure that the development adheres to
currand and emenging planning policy and legislation.
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Foir Anhars Euganganr, Soush Saflormsting
Agd sl
Dwscermbem 2007

2. INTRODUCTION
21.  Background and Proposals

2.1, Ecology Solutions was commissioned by QOwod on behall of Bencote
Preperies Limiled in January 2032 10 undertake @n seological appraisal
af land known as Four Ashes Expansion in South Siaticedshine (see Plan
ECQO1),

2.1.8. The propasals lor tha site are ikely 10 nclude a nember of new commescial
units, infrastructure and associated landscaps planting.

Ecology Bobibom
10427 PEA WY

22 Sile Characleristics

221, Tha sile, which s split babagen the eashern expansion plol and southem
expanaion plol, (s approdimately 8880a in size and siuabed 1o the norh
of Four Ashes. and to the west of Cannock in Stalfordshire, The site is
adjacent (o exsling development, whilst 1o the nomh and east of the sibe
are areas of woodland and areas of agriculture and {principally grazing
pasture]. The Stallordshire and Wercastershine Canal is present 1o the
soutimwest of 1he sile, and finged by a woodad bail

222  The eastern expansion plol comprises largely broadieaved woodland
known as Call Heath Waods, whilst tha southem expansion plol comprises
prisdominately rush daminant habital and grassland.

23 Ecological Appraisal

241, This docwman assesses bt ecological imtenest of the sile as & whols, Tha
mmpofance al ke habfats within e sie = evaluaied waih due
consideralion given io the current guidance pubkshed by the Chartered
Instilute of Ecology and Emvironmenlal Management (CIEEM)'.

232 Whae necessary, miligaion measures ae recommended 2o as 1o
saleguard any sagndficant exlsting ecological interest within the sie and,
whane appropriabe, paléntial enhanceman| maasures ane put lorsard and
ralerence made to pricdty habilats and priodty specas.

" CIEEM [2018). Guidelngs lor Ecodooical’ kmpact Assessment i e U ang relng” Tevesiial, Fresbwaior,
Coastal and Manne, Vesion 1.1 - Updaled Seplesbar 218, Charered insfihie of Ecology and Errendnmesital
Mg, Winchasier,
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For Anhars Exgangane, Soash Saflormsting
Apd sl
Dwscermbem 2007

3. SURVEY METHODOLOGY

Ecolagy Bobibom
10422 PEAWY

3.1, The mathodology uiilsed for the survey work can ba spinl ingo theee areas.
namely dask siudy, habilal survey and launal suneey. Thesa we discusssd in
more detall bedow.

32 Desk Study
3.2.1. In andiar 1o compile background inlormation an the sits and tha surounding
area, Ecology Solutions contacted Statfordshire Ecalogical Record (SER)
in 2022

322 Furthir inlormation on designated Sies from a wider search area wis
ablained irom the onine Muli-Agency Geographic indormation or the
Coundryside (MAGICY database, which usas infoemation hald by Matural
England and other organisalions.

323 This inlormation i reproduced a1 Appendix 1 and where appeopeiale on
Plan ECOT.

33 Habital Sureey

3.3.1. Habita surveys were carried oul by Ecology Solulions in January 2022 in
order to ascertain the general ecological value of the sie and o identify
1hse: Frain Mabilats and asaocialed plan speces present.

432 The sibe was Survayed based an exlended Phasse 1 survy MW
as recommeanded by Matural England, whereby the habilal types prasen
are idanlificd and mapped, togethar with an assessment of tha species
composition of each habstal. Thes techrigue provdes an mvenony ol the
basic habitat types presend and allows idantification of areas of greater
poiential which reguire luniher survey, Any such areas identilied can then
be examined n more datail

.34 Using the above method, the site was classdied into areas of simdar
balanical community lypes, with a representalvee species list compiled far
@ach habilal idenbfsed.

3134 All ihe species thal oocur im each habial would nol necessarily be
diatectabla during survey work carmied cut at amy given time of the year,
gincer dilferent Species are apparenl al diflerenl seasons, Whiss! it is

thai the timirg of the survey was undediaken outsida of the
aplimiel botanical season, i considered thal & robuis! assessmen was
undaraken n orger bo understand the nalue ol the habitats prasent.

A4 Faunal Survey

3.4.1. Dbwvicus faunal activily réconded during [Fie Sile Survey, Such os birds o
mammats obsarved visually or by call, was recorded. Specific attantion
was piid o any polential use of the sibe by protecled Species, prionty
spacies or oiher notable species.

¥ it weww, Mg o, ik
1 Jmir Mt Comaivationn Commitas (2000).  Hewbook kv Phage 1 Habil! Sevaey — 8 Tochiaqee o
Emvirnnmantsl Apo. England Faskd Link, Natwe Consenancy Councl, rgeinind JNCC, Pogromugh.
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For Anhars Eugangane, Soush Saflorsting [Boakagy' Gkl
Apcazaal 12 PEA R
Dwscermbem 2027

d4.2 in aodilion, specillc surveys were undenaken in respect of bals and
Badgers Maies melas by exparienoed SUrGyOrs.

Bats

343 Trees within the s&e wera assessed for their potential b support roosting
bats in January 2022, Features bypically favoured by bans and evidence ol
past use by bats were searched for. inchuding:

Obvious hobas, e.g. rof holes and old Woodpacher holes;

IDark staning on the ires, balow the hole;

Ty scratch marks around & hole rom bats” claws,

Cavities, splits and | of ibese bark Trom broken of Talien branches,
lightning sirikes elc.; and

ery dense covering of mature by over trunk

344, In addilion. the site was appraised for its suitability for foraging and
commuling bals.,

345 Al fiedd surveys were undera=en with regard pald 1o best practice
guidelings issued by Matural England (2004%), ihe Joint Katue
Consersation Commties {2004 and the Bat Consarvation Trust (20167,

Badipara

a46. The site and immediale vicanily was subject bo specific sunays lor Badgers
in January 2022,

347 The surveys comprised twe main elements: firstly, searching thoroughly
lor evidence ol Badger setis Il any soits were encouriered each ol
enirance was noled and plabied, even il the enirance appeared deused,
Thiz Fllewing infoemation was recorded whare prasent;

1] TMHMWMMMMMMMHMM_MWEI
abwvigusly In reguiar wse and may, or may not, have bean excavated
recently.

i Tha numbar and location of inactive entrances; these are nolb in
regular use and have delris such as leaves and twigs in the
anirance or hawe pants growing in o around the edge of tha
@rilrance,

iii} Tha numbaer of disused entrances; these have not bean in wse far
soma temea, are parlly of completely blocked and cannol be wsed
withou! considerable clearance, If the entrance has been disused
for some time all tal may be visible s 8 depressian in the ground
wharg the holg used 10 be logather with the remains of the spail

 pincholl-Jonos, A J (2004} Hal Midigabion Guoeines. English Nahwo, Polecborough.

Y ichol-Jones. A J & Molosh, A P (Eds. ) (2004). Bal Workers' Maconl I adision. Joint Nakes Congervlion
Commimes, Palaiod ough,

¥ Codlng, J (EdL} (AME). Bal Sunys for Prolesonsd Ecologisa Good Pracsoe Gucelms. 39 Edison, Bal
Coresanvation Tral, Londan.
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Dopcamibem 2E2Z

348

Secondly, any avidence of Badger activity such as wall-wom paths, nn-
ihroughs, snagped hair, aaiprints, lairines and loraging signs was sought
and il presam recorded S0 as 10 bulld up & piciurs of the use of the site by
Basdgers,
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Four Ashes Expanaion, Soush Saflustie Ecakgy Soksbom
Apcamaal 122 PEA W
Cascpembums Z00T
4. ECOLOGICAL FEATURES
4.1. A habitat sureay was ungariaken within the site by Ecology Solutions in Jaruary
20
42 Tha fallowing main habitat wegetation bypes wene identified within the ile during
the survays wndertakean:
Broadieaved woodland,
Mudified grassland;
Poor semi-improved grassland;
Trea planting,
Brackan;
Diteh;
Pand (ol-sile);

Mon-natees invasive speces;

Fiush dominant haiital;

Tad nuderal / racokinising ground;

Scub;

Trea bel; and

Hedgeraw.

4.3, The lecations of (hese habilxs are shown on Plans ECO2 and ECO3. The
proposals are sel across two disingl plols and these are datalled separalely
balow,

Eastern Expangsion Pigt

44,  Broadieaved Woodland

4.4 Thiz plot aknast exclighaly compeises broadieaved woodland and
mprasands the southwestern portion of Calf Heath Wood (See Pholograph
11.

a2 The woodland ts dominatesd By Silver Birch Befula pemda, wilth
occasional Cak Swercys robwy, and rare Poplar Popoies, and Willow Saby
ip., pregeni in ihe nonh; and dominant Silver Birch, equent Willsw Sakx
&p., occasional Oak. and rara Elder Sambucus nigra fowards the south.

443 Tha majorty of this woodland iz of simiar age and has & sparse
undarstary, Formes coppicing management s apparent; however,
managemen dogs nol appear 1o nol have bepn prachiced recently. A
numbar of traes were recorded as falan, particulardy Silver Birch, and dead
wond is presant in aneas ol the woodland.

.44, Tha undersioray is dense along the northaasiem and ceniral porons with
Rhodsdendron Ahododendron pontiowm, while the southweastern pomkan
i hoavily dominaled by Bracken Prendivm squiinuvn with occasional
dominance by Brambhe Rubue fulicosus. Oocatonal Foagloee Diplans
purpwea was also recorded, alhough ground fora is restricied by the
heavy leal liler and overshadowing af Bracken
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45  Modified Grassland

451, A thin strip of modified grassland is present alang the soullwesiem
boundary of the sastern expansion plol which has been seeded wilh an
amenity grassland seed mi and &= bed o the adigcent Four Ashes
Indugiriad Pask {S8e Photegraph 2). This grassiand is well-managed and
comprises dominant Fescue Fesfuca sp. and Parenndal Rye Grass Lodum
parenng, with frequent False Oal-grass Arhenafherum gladivg, and
occagonal Creeping Buflercup Aanuncuiue mpens, Croeping Thist
Girsim arvense, Daisy Belis perennis and Mugwoet Arfermisia wirpars,
Rare Comman Chickwaed Steilana madia, Common Ragwon Seneco
Jacobasa and Hairy Bitlercrass Cardaming hirsute ana also prasant,

44 Poor Semi-improved Grassiand

4.6.1. A small area ol poor semi-improved grassland |8 iocaied i e souies]
comer of this plot, The grassland doas nat appear 1o be hoavily managed

iheredooe podsesses A grealer sward height and maore uSsocky

462 Specias recorded include Cocksfoot Dactyés pomerata and occasional
Tufed Hair-Grass Deschampsa cespifoss, Broad-leaved Dock Rumex
obtusiohie, Cleavers Galm apanne, White Clover Tofolum repans,
Common Ragword, Creeping Butiercup, Creeping Thistle, Dovesloot
Cranesbill Garamiwm moke, Red Campion Silene dicica, Ribwort Plantain
Flantago lanceniata, Fosebay Willewherp Chamarion angushfolium,
Speadwell Verdnica sp. and Waood Avens Gews urbanudt. Rare Brome
Bromus sp., Groundsel Senecio vuigans and Teasel Dipsacus sylvasins
ire a0 present

47 Treo Planting

471, A small ling of tree planting is presani alongside the afcrementioned
grassland along the southwestern bowdary ol the plod, akgring with the
adjacent road. Species recerded hera include Blackthom Prunus spinosa,
Beach Fagus spivalica Elm Wirmus sp. and Spindls Eneiyriog eurspaes,

48  Bracken

481, An area of Bracken Is present in the northwest of the sSe and regresents
it corliralion af this species from the adacent woodand. This species
vegeiaies & tall spoll mound ai this location and conlains olher less
frequent species such as Brambhe, Mugwor, St John's Wor Hyparicwm
gp. and Fale Oal-grass, and oocasonal Creeping Bublercup and

Craeping Thistle
45 Dich
481, A shalow drainage cftch ure along a section of the soulheesiem
bowndary and wiss consinecied as during the adjacent development’s
construction.

%82 Mo waler was absenved within ihe ditch &l the trme ol the Suney and i was
haaely overshadowed by Bracken and Bramble with frequent Creeping
Thisthe and Spear Thstle Crgiwn vulpare, oocasional Broom Cydisws
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svoparies, Cleavers, Common Mettle Urbica diodica, Dogwood Carmus
samguines, Gorse Lhex europaeus, Groundsel, Hard Rush Junois
infigwurs, and Rosebay Wilowharb (see Photograph 3], Rare Broad-lbaved
Dack and Fad Campion wane alko resonded

410, Pond (oH-site)

410.1.  An olf-site pond, Pond P1, i5 locsted appraximately 15m from the easiem
eapansions sputheastern bowndary (see Photograph 4). The pond to
associaled with the adjacent arable field and off-sie drainage dilches and
is heavily shaded by surmounding Wilow Saiix sp. and Bramible scub. Mo
agquatic or prmangant vegatation was reconded af tha time of tha sureay, nor
during priwious sunney work lied 10 the adiacen] Four Ashes Industral
Park. The pond was hoiding approximatety 20cm of watar af its greates!
depihs and had a substrate comprising keafl Efer

411, Non-native invasive Species

4.11.1.  Asdelailed above, the broadisaved woodiand contains a heavy presenca
of Rhododendren within its undersiorey [See Phabagraph &)

Eputhern Expansion
412, Rush Dominant Habitat

4,123, The norheastarn porton of the southern expansion is heawly dominated
By Hard Rush and Soft Rish Junces infers which would appeir 16 hive
esiablished and befl unmanaged lolowing fhe construction of tha
afenuation feature lied to tha recent Fouwr Ashes Industrial Parks, Cibar
spbcies recorded hera incuds Bramble, Creeping Thistie, Spear Thigte
and Poplar Popeies sp. and Willpw Saiix sp, saplings are also presant

413  Poor Semi-improved Grassland

4131, The southem portion of this parcel s seen 10 be dominated by coarss
grassland species. The grisslnd does nol Appadar b be Sulbject b cuman
management and as such elements of scrub are migraling lrom the
adjacent bands of scrul nto tha Geld with sell-seeded spacies also noted
[2ee Phaolograph &),

4132 Specds presan wilhin he semi-improved grassiand include Yorkshing
Fog Holcus lanatus, Cocksipol, Fatse Oaf-grass, \Wavy Hair-grass
Descharnpsin Mexwosa, meaiﬁyumw'qm:w
stdomifara, Sorrel Awmax acelosa, Common Chickweed, Broad-eaved
Dock, Soff Aush, Foxgiove, Common Enapwsed Genramua Hgpra,
Comman Matthe, Healh Bedstraw Galum sacaile and Creeping Bubtiercup.
Scrub elements developing withen the field include Bramble, Oak. Fiesd
e TR e LR

414, Tall Ruderal / Recolonksing Ground

4.14.1.  There are pockets of 18l rudersl vegelation across this parcel, typcally
associgled with areas subjact ko ground disturbance as a resull of works
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urgdarlaken for thee rew altenualion lealure localed immediately to tha
nontreest of the site {see Pholograph 7).

4142, Species recorded inclide dominant Creeping Thisse, with frequent Broad-
laved Dock. pccasonal Bittergress Cardlamine sp., Bramble, Foxglove,
Gorse, Hard Rush and Hosebay Wilowherh and rare Yelow Ratie
Atdnandhus mnor.

415 Serub

4.15.1. Areas of scrub are presenl across the southem parcel predominaialy
within the cenire of the parced buf also along the boundaries, This scrub
comprises Amost enlirely o Brambile, Occasonal Elm Limes sp.. Field
haple Acer campesirg and Willow Saly sp. saplings ware ateo recorded
along with groundcowver species compnsing Croepng Thistle, Hard Rush,
Hogwesd Heraclewn sphondykum, Rosebay Willowhedts, Spear Thista
and Teasal,

416, Tres Planting

416.0.  Several small areas of (ree planting have been undertaken within 1he site
presumably as pant of the Four fchas Indusirial Park landscaping, Thasa
arg nelatively young irees al the time of the surey and compeiga Siver
Birgh, Ok, Alder, Rowan Sorbus gucuparia and Whsbeam Sorbus ang
Majestica’.

417, Tree Belt

4171, Alree belt is present along the wesiem baundary associxted wilh the canal
(= Photograph 8). The trees present are typicaly semi 1o mature in
nafurg and comprise Oak. Birch, Alder, Silver Birch, Willpw Saiix sp.,
Poplar FPopuilus sp., and Elder. Bracken, Cleavers, Bramble, Cow Parsley
Anthviscus syhvesins, Cavex sp.. Hogweed, Broad-leaved Dack and
Creepiryg Euttam.pmabu-ammlaaﬂﬂhlrmvmdadhﬂ

418, Hedgerow

4181, Twe hedgerows are present albong the boundares of the soulbhem
expandian plal; one bordenng the adjacent Vicarege Foad along the
sputhem boundary (Hedgarow H1) and the other defineating tha boundary
along the northeasiem edge of the pancel [Hedgerow H2).

4.18.2.  Hoedgerow H1 lies adacent io Vicarage Foad and is rather gappy and ol a
pooe struciure (see Pholograph ). Evidence of flailing management was
nobed during the March 2018 surveys to inform the new Four Ashes
Indusiriad Par, althowgh na recan] evidence was cbdarved during hea
katest survey. Species associated with Hedgarow HY include Hawlhom
mehhﬁxm-. Alder, hy Maders helx and

BVETS.

4183  Hedgerow HZ = of a befier structure than Hedgerow HY but does nod

appear 1o be subject to any formal managesment regime, Tha hedgerow is
approximately 2.5 melres in hesghl and conaing occasional standands.
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Species presen] inciude Hawihom, Hazedl Corplus avelang, Willow Sabx
&p., Oak and Bramble.
418, Background Records
4191, Mo reconds for any Species Bsted under Schedule 8 of the Wildlile and
Countryskie Act 1581 (gs amended) were refumed by the data search
wighin the las! ten years. Additionally, the data seanch also did nat refum

any reconds any irvasive plant species kuled under Schedule 9 of the
Wildite and Countryside Act 1581 (as amended)

0
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5.1,  Ganeral observations were made during 1he surveys of any taunal use of the sita
wilh specific albention paid b the polaniial presence ol probected specips.

52. Bals

521, Trees an site word apprased lor thesr suabiity for roosling bats in
January 2022, Sk treas were dentifiad within the broadieaved woodlznd
that possessed suilable Polential Rocst Featlures (PAFs) that could be
ubdfised by rocsling bats, Furihermore, surveys undenaken lo infoem Ehe
‘Wast midlands Imerchange, which is lecated partly adacent 1o the eastem
eapansion’s eastern boundary, deniified wo bal roosts within the
broadieaved woedland atiribubed o twe Daubenton’s Myotis daubentond
day mos! in bwo separale Sdear Binch trees,

522 In addition b those recardad within the eastern expansion, a furihar trea
mﬁmﬁﬁﬂdﬂhmﬂlﬂaFHFahﬂﬂaﬂ wrilFrim Eid iress Bedt nunning along
the canal in the southemn expansicn plol.

523 All nire bat podential trees and known bat roosts are dedadied on Plan
ECCa

524, Both parceis hold suitability for foraging and commuding bats wsth tha
broadieaved woodland, hedperows, ree bell and  semi-imoroved
grassland are all considered 1o b2 of value for this group, The canal to the
southwest of ih southem expansion plal i alsa Buily b ofler apporunilies
for this group. Swveys undertaken to inform the West Madlands
Inferchange mcorded a range of bat species wiiising 1he habitabs within
the enviions of the ste although the majodty of regelaBons wede
atinbuted 1o Comman Pipistralia,

Backgrownd Rpcords

525 Twenty-seven records ware rabumead for Common Pipistrelle Pipistrallus
pipstralies, The Closes! beg records relate 1o the same localion
appraximately 60m norh-east af the site datng lrom 2016, whilst tha most
recent two records relale o the same lacalicn approxemalely {UBkm east
of ihe sile dateg from 2017,

5.2.6, Twarty-tag records wore retumed for Soprand Pipisirele  Piocteelus
pygmasys, with the coses| three records all refating to a location
approximately Blm nofbe-gas! of the site in 2018, The moes! recent g
mecongs, all date from (he same day | 2017 and reder 1o wo Separale
locations approximatety 0.6 and 1,1km easi of the site.

527 Nine reconds wena raturned for Noctule Nyctales noctida with the closes)
two records again relating 1o a location appraximately 50m narth of the sile
in 2016 and with tha most recent recond ralating to 2017 approximatedy
1.1k gast of Ihe silé boundary.

528 Two Seroling Eptesicus sevolinug records were returned from the data
search. These both relatie te the same location spproximately B0m north-
was of the sibe during 2016,
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5249 Eleven recards were returned for Natterer's Bat Myotis natteren with the
chosest fwo reconds relumed by the dala search malating 10 a locaton
approximately 60m nodh-east of the site dating from 2016 and tha most
recen lour records relaling b0 lecations appraximately 06km and 1. 1km
east of the sila, as well as 1.2km south-waest of the site during 201 7.

5210, Twenby-eight records were raturned for Brown Long-eared Bat Plecolus
avrifs, The six most recend records all dabte from 2017 and relate io
eations approximately betwesn 60m and 1.1km east of tha aile
boundary. Tha thees closes! reconds refate 1o a localion approximabaly
60m norh-eas) ol Ma site from 2016,

Ecology Bobibom
10423 PEAWY

5211, Mne records wera retwned for Whiskened Bal Myolis mysiacious |
Brandt's Bal Mypodis branatd. The most recent of thase recards relale 1o
twi separaba locafions located approdmately 0.4 and 1.3km aast of the
site in 2017, The closest thiee records relate b 2016 &l a location
approximaiely §.6km north-gast of the sia,

5212 Sixteen records wene returned for Daubenicn’s Bal, the most recent of
which dades fram June 2016 fam a grid squarg thal inciudes (he sastern
axpansion of the site. Thare ara eight records refumed that share the zame
measi mecent date from 2007 all of which are Iocated betwesn 0.6km and
1.1k east of the sila,

53213  Addiponally, ihers wers also ihree wnideniiled bal speceas rajumad Dy [he
dala search, all dating from #3017 and ralating 1o locations approximalety
Ok south of the gite Then: wis alie bwo wnidenliiied Mpolis sp.
racords, one of which relates 1o & location approcimataly 80m east of the

site, and b other relates 10 o location approcmalely 350m nonh of the
site, both withen 2016,

53. Badgers

531, Two adjscent mammal holes holfing characierstics of Badger sefi
enirances weare recorded within the eastern expansion plot within the
broadiedved woodland (see Plan ECO2; Pholograph 10). Mo recan
evidenca ol Badger use was recorded &1 (he entrancas. howeves if cannol
ba ruled out that this is not an outher Badger sef,

532 Tha broafaaved woodland is considenad 10 provide suitable opporiunities
for 1his species, whilst 1hi southem expanson pancel may offer limsed
foraging and dispersal opporfunities, although no evidence of use by
Badger was reconded in January 2022,

Backgrownd Rpcords

i 5 The desk study refemed eight recongs of Badger from 1he search anea.
Tha clogest recond relabes 1o a lacaton approoimabaty Ldken morh of tha
sie from 20016 and the most recent three reccsds relate o locatons
approximately 1km noth-west, 0.6km south and 1.3km souh-wast of the
zile and date from 201 7.

12

Sheppard Planning



For Ashars Exgangann, Soosh Saflormstee Boakagy Gkl
Apcazaal 1T PEA R
Cwscermbem 2127
54. Hedgehogs

541, Mo evidance of Hedgehog Ennaceyws surapaeus was recorded on sie. Tha
woodand, hedgerows, grassland and serub do ofler oppomunilies far

hibernating, dispersing and foraging Hedgehogs opporiunities for this
SPties,

Backgrownd Aedonds

5.4.2 The dala search returned four reconds lor Hedgehog within the search
ared from the past 10 years, The closest record relates o a locaton
approximately 1km west of the sie dating from Juna 2015, Tha mpst
recen] recond rlales 1o a lecation approximabily 1.50m nofh-west of tha
mile gatng from Seplember 2015,

5.5 Oiher Mammals

551, It iz eongidened 1hat ather small semman mMammal species sould make use
of wegetation within the site. Nona of the small mammals ame Ealy 1o ba
nolable or Spocs of congeration Cancem,

552 it can not be ruled oul that the off-site canal woulkd nod be wsed by Ottar
Lutra duted lor foraging and dispersal purposes, howeyver proposals e
uniialy ko impaci the canal therelone this specias is nol considenad Turthar
iin this appraisal

Background Records

5543 Thiz dika Search returned Towr reconds af Otter, The chsest of these dales
Irom 2094 and relales b0 8 lecabon appeoximataety 0. 7km aas of the sag.
Tha two mast recent reconds bodh dabe from 2017 and refate to locatons
approximately 0.8 and 1.3km south and south-west of the sile respectively.

5.54. The data seanch also retemed two econds of Polecal Musnly pulonus.
The closest record relates (o a lcaton approcimately 1.56m nodth of the
sie dating from 2012 and 1he mosd recent record melates bo a lecation
appeoximately 1 0km south-gast of the site in 2015.

5.5.5. Mg furthes profecisd mammal specas wine relurned by the dala ssarch
within the |asl fen yoars.

56. Birds

§6.1.  Bird species recorded on sie by sighl or call during the suney include
Blackbird Tiades mevuls, Blue Ti Cyanistes caandews. Carion Crow
Comus corpne, Fiekdfare Tuwedve pdariz, Greal Til Paus maorn, Kestnel
Fako tnmunciWus, Phaasant Phasianus colchicus, Pied Wagtall Motacils
alba and Fobin Enthacues rubecula Woodpecker holés ang also presan
an some trees wathin tha woodland.

56.2 The site does ofier suitable nesting opponunities predomenatedy within thea
broadicaved woodland, a5 well as wilthin the rush dominang habiar,
hedgenows, ree ball and scruly within the southam expansion.
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Backgrowmnd Aeconds

563, A total of thity-four species Nsted under Schedule 1 of the Widlle and
Counirysiie Act 1981 were returmssd by the data seanch walhin the last ken
years, with the majority of records retumed relating bo Galey Fesansoir
kacalod approximalely 1,1km north-wal of thi site,

G564, Species of which ol records nelumed exclusively refale bo this resenin
nclude: Bittern Bolserus stellans (single recond): Black-nacked Grebe
Podiceps  migrcodis (forty-six records); Black Redstar Phosmicunes
pohvures (fory-twa records); Black-tailed Gedwil Limosa Bmosa (len
racords): Black Tern Chidordas niger (thify-one mecords): Brambling
Frnglla monfifringila (wenty reconds): Celli's Warbler Caffia calni {thirly-
fve reconds); Common Scobar Melaniita nigra (elghtaan recoeds); Crossbil
Lowia cumargsira (single racord); Firscresl Aeguils dnicapiliies (single
necord); Goldeneys Bucaphals clanguls (one hundred and lve records);
Greal Morthem Diver Gawa dmwmer (bventy-sight records); Green
Samdpper Tringa ocolvoapas (gia records), Greanshamk Tranga nebulana
1h~amcmls}.HanHumﬂrmcﬂm[shuhrmm Litthe Gl
Hydrgcaiogus minufus (afy-one reconds); Long-tisked Duck Clanguly
hyemalis (singla record): Marsh Harriar Chous SsUginosus [Sewen
records).  Mediterrangan Gl Lams  melancoephals  (fourty-sigh
racords); Merin Faibo eolumbarive (o records), Ospray  Pandion
haliaefus (pdaven records); Redwing Turdus fiaows (thideen reconds); Rl
Phigmachus pugnax (three econds): Scaup Apthya marka (gixhy-nima
regords); Whimbeel Mumenius phaeopus (seven records); and Whoopar
Swan Cygviug gk (Singht recond). Of these species, ten [Bitterm, Black-
neched Greba, Black tem, Catifs Warbler, Commaon Scooter, Goldenaye,
Green Sandpiper, Mediterranean Gull, Redwing and Scaup) have al been
mecondad as recenlly as 2019,

5.6.5. Additonal species kEied under this legislation nod exclugssely relaiing 10
Galay rasarvpir include;

5.6.6, Elght records refsmed for Bam Owl Tyto aiba. The closest of ihese dales
frorm 2015 and relades 1o a localion apprommalaly 08km wes! of the sile
and the most recent relates (0 a location approximataly 0.9km south-west
of the site in 2017,

56.7 Thirty-thres records retumed for Fieldiare. The closest reconds redates o
il location appraximiasely 0.9km east of the Sike in 2015 whilst the most
racant record redates to Galley Aeservolr located appeoximataly 1.1km
narh-east of the e,

568, Three records refumed for Goshawk Accipder gentiis, The fwo closest
reconds relate ko Galey Resenair localed approximatedy 1.1k noth-eas)
af the site in 2015 and 2016. The mos! recent recond returned dales from
kater in 2018 and relérs 1o a lbcalion approximalely 2 2km west of the ie.

§.69.  Seventy-sic records retened lor Hobby Fivco subbafeo. The closest ol
thesa redatas bo a location approxdimaiedy 1.1 km south-east of ihe sie from
2014, AN remaining records refate fo Gailey Reservoir  lpcated
approximately 1.1km north-east of the site, with the most recent recond
ralurned dating from 2015,
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56100 Twonly-two reconds returned for Kingfsher Alcedo arthis by the data
sgarch. The closest of thesa dales from 2015 and retabes fo & locatson
approximately (L4km sast of 1ha s3e and the most recend record relales o
a lacation approximately 0. Tm east of the site in 2017.

§.6.11. Four records relumed for Little Ringed Plover Charadius dubivg The
closest of thase relates 1o a locatkon approximately O.4km aast of the siba
in 2014 and the mest recent recard dades Trem 2017 within Gailey
Resarvor oeated appraximatedy §.%km north-east of the site boundary.

5.6.12.  Thirly-six reconds relurnad lor Peregrine Fakoo peregrinus, The majority of
thasa reconds including the closast and mos! recent records also ralate to

Galey FReservoir located approsimately 1. 1km norih-gast ol the sie as
racently as 2018. A few acdional recorgs were returned foe this species
though relating 1o a lecabon approsimalely 1.%om south-eas of the site
fTrom 2012 throwgh 201 4.

5.6813  Twenly reconds relurned lor Red Kie Mivus mihes Tha doses] recond
ralades 1o a lecation approximately 0.4km north of the sie in 2012 and the
mas! necent record relales 1o a localion approximately 1.3km South-wes!
of the sita in 2019,

3.6.14.  An addilional byanty-lowr species wane relurned by the data search within
tha search area that fall under Section 41 of tha Matural Emvironmeant Rural
Communities [MERC) Acl 2006 within the las! len years. Semilar 1o the
abowamentioned bind species the majonty of these refate to Gailey
Reservor bealed approximalely 1.1km narlh of the site.

5.5.15  Speces ol which o records nelumed soclusieely refale 1o this resenair
ncluda: Cuckos Cuciiug canors (thirtean recards) Curlew Numanins
argueta {six records); Dark-ballied Brent Goose Branta bernicly subsp,
benicly (single record); Hawlinch Coccothrausies coccolfvausies [six
racords); Lesser Redpold Cardueds cabarel (iwenty-aight recands); Lessar
Spotied Woodpecker Dandrocopos minor [ginghe record): Linne Candusis
cannabing (thiean recerds); Medin Falco colwmbanis (two records); Ring
Ouzed Tordus forguals (two records), Spotied Flycalcher Muscicapa
sirafa (sty-lour records); Tree Pipl Anihus iidalis (eleven records)
White-fronted Goose Ansar abifrons subsp, alyfrans (sevantaen recomds);
Willow Til Poecils mantanid subsg. Kiamachimial (bwo recorda); ¥eliow
‘Waglad Mofacila Mava subsp. fMavissima (sixby-six reconrds); and
Yelowharmmer Embeviza ciineda (ninsleen records). Of these species
fowur [Lassar Redpell, Linnet, Spotied Fhycatchar and Yelow Wagtall) have
baen recoded as moenly as 2019,

5616  Addbonal species ksied under this legislation nod exclesively malaking 1o
Gladay resarin include!

5.6.17.  Forty-ning records returned for House Sparmow Padter dameslions Th
cosast record for this species returnad by the data search relates 1o &
iacalion approximalely 0.4km nofh of the sie in 2008, whilsl the mos)
racand relales b Galley Reservolr lealed appeoximately 1.1km nosth-eas]
of the site,

5.6.18.  Thirty-teo records relumed for esired, the closast of which also relates to
o lpcation approximately 0.4km norh of the sile from 2013, The mos)
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mecend record again nelates trom Gailey Reservor located approximalely
1.1km nonh-east of the she.

5619, Thiriy-eighl recomds returned Tor Lapwing Vanelus vanaiive The most
recand record refates 1o Galley RAesenvolr localed appeoximately 1.1km
nafb-easl of the Ske Ths location, in addiion to anothar location
approzimately 1.1km scuth-sast of the sie from 2012, are the closest
mecords of this species (o the sile,

5620,  Thirly-ning repoeds. relumed for Read Bunling Emberiza scheeniclzs, The
clogest of thase redabes 10 a location appraximately Dudkan 2asq ol he sie
from 2014, with a8 remaming records., including tha maost recant record
from 2019, reSaling from Gailey Resersoir localed approximately 1,1km
norh-aast of the sile,

56.21.  Eleven records raturned for Skylak Alauda arvensis All bul oms record,
including the mosl recent record, refale 1o Gailey Reservoir located
approximately 1.1km noith-east of the site. This sagle record dates om
2014 and s also 1. 1km from the site boundary howewer, [s located towards
b Sputh-gsast of the sibe,

5622  Forty-three records ware melemed for Song Thripsh Tivdes phiomeios.
The clesest record retates o a location approximately D.2km east of the
sie from 2016 and tha mosi recent record ralates o Gailey FAesaregir
localed approximalely 1.1k norn-east of the site,

56,21 Fly-fvg records relurned Tor Stading Sturmas wsdgans, 1he closest and
mast recent of which redatas from 2019 in Galley Reservow locabed
appraximately 1.1km noth-eas! of the sile, Thens ane however  couphe of
addmonal records refurned 1or thes species ocaled approoamabely 1.4%m
marih of the site in 2015 and 2017,

56.24. Eighteen records raturned for Tree Spamow Passer montanes, Tha
chogast and mos! recent of which dates Irgen Mowember 2018 a1 & Iecation
within & 1km grid square approcimabaly 0.4km noh of the site.

5625  Twenly-so records returmed for Wilow Warbler Phyplioscopas frochius.
Tha clasest record refales fo a lecation approximataly QuBkm south of the
wite. This most recent recand relabas 10 2019 lrom Gabey Reganair Ipeated
approximately 1.1km norh-gast of the site,

57. Repiiles

57.1.  The site is consadered 1o hold some suitability lor repliles largely across
thr sgmi-improved grassland in the southem expansion plod and on the
fringes ol the woodland in the sasiem expansion plol that may be subject
i greatar ighl levels. The magarity of the woodland is considaned to be too
haavily shaded 1o ofler any signilicant cpporunities o repliles.

5.7.2 In addition to the above, Ecolgy Solutions camied oul a reptie
irenslocation in 2016 io |acilate ihe developmeni of the Four Ashes
Indusiriad Park as a result of surveys identilying a low population of
Common Lizard Jooloca wivpara withen (his sde. As pan of this sirategy,
the semi-improvied grassland in the southesn axpansion was used as a
replile reciptor Site for any iranslocaled reptiles. A todal of 33 Comman
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Lizards were capheaed as parl of 1his exgrcise, comprising 16 adults and
17 juveniles, and placed imo the receplor site,

Backgrownd Aecords

573 Twa reconds wene retumad for Common Lizard bedh daling tram 2015 and
ralating b the samea location approcimataly 0.4km aast of the sie.

574 g fumhar rapils spacies wane denilied by the data saarch within the
search anea of the site.

58 Amphiblans

58.1, The site does mot inclugs any aguallc habitats that would olfer sultalble
bregding oppariunilies, howeser a single pond, Pond P11, was identified
dursng the extended Phase 1 habsat survey.

582 The majoriy of ihe habitals within the proposed development site would
be considerad to offer susable opportunitiss for Greal Crested Newts
during the berrestrial phase,

583 Tha HSE assessment ol Pond P1 recorded a seera of 0.5, indicating it as
afieding poor sutakkility for Greal Crested Mewls (see Table 5.1 below),

58.1. A review of zerial photography would suggest that a further five of-aita
ponds. that are not separated from the sile by dispersal barriers. are
lacabed within S00m of the sila. The new allenuaiion leaiema 1o tha mnanh
of the sgulhem expansion was not considerad suitable for amphibeans
givien g Ened nature and kck of aquatic or ermanpen vegelation,

Pand ref P
51 - Location 1
512 - Pond area 005
53 - Pond drying 05
514 . Wator quality 033
Si4 - Shado A
SI6 - Fowd 1
5T - Fsh 1
515 - Ponds 0s
519 - Ter® habitat T
5110 - Macrophyies 03
Sl 0S50

Table 5.1, HE| Assessmen Resuls ol Pord P1.

Backgrownd Racords

58.2 Fourleen records wera relumed loe Greal Crasted Newt wilhin the last ten
wisars by the dala Search, These ane all in close proximiy 10 cach olber
localed approximately betwean 0.5 and 0.6km south / southeast of tha &ita

bayond Stafterdshing and Worcestershire Canal and date from Aprl 1o
Jumne 216,
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5.8.3 Mg further neconds for any amphibian species wera relurnad withan the last
fen woars by the data search,

584, Accorgdng o the MAGIC database, the nearest Eurcpean Probacted
Species (EPS) licence was lor ihe destruclion of a Greal Cresied New
rasting place granted in 3007 from & lecation approsimately 30m south of
b souiberm boundary bcated beyond bath Vicarage Road and the canal,

549, Invertebrates

5.48.1. Given tha habitats present it is lkely an assemblage of common
nversbrale Specs would be presen within the Sie.

592 An apprasal of the widar Four Ashes Indusirial Park for 85 enfomalogical
niares] was underakan in 2016, Whila the adiacen] development was
indicated as being of low entomclagical interast it was highlighted that the
characienaties of Call Heath Woad may alfer apporuniies for Argent and
Sabla Moih Rheumapiera hastaia, a species included under Section 41 of
i NERG Act 2006

Backgrownd Aecovds

5943 Ma notable irmeertebrate specias weng refurned by the dala search within
s B8t fen years.
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6. ECOLOGICAL EVALUATION
6.1, The Principles of Ecological Evaluation
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6.1.1, Tha guidelines for ecological evaluation peoduced by CIEEM propasa an
approisch thal invohes prodessional judgement. bul makes use ol available
guidance and mlormation, swch as the distribution and status of tha
spacies or features within the locality of ihe project,

6.1.2.  Tha methods and slandards for site evaluation within the British |sles hava
ramained ihose defined by Rabcifle’. Thesa are broadly used across the
Linited Kingdom to rank s#es 50 pricntias for nature consardation can ba
attened. For axample, cumen Sites of Special Scentific Interest (S551)
dasignalions maintain a system of data analysis that is roughly bested
against Raicliffa's criteria.

6.1.3, In general terms, these critena are size, diversity, naturalness, rarily and
Iragikty, while sddilional secondary critena al lypicaness, patertial value,
intrinsic appeal, recorded history and 1he posilion within ibe ecological |
geograghical unils are also incorparabed iMo he ranking procedung.

6.1.4, Any assessment should nol judge sfes 0 isclation from olbers, since
several habitats may combine 10 make i wodhy of imporance b nature
conservation,

6.1.5, Further, refying cn the national critena would undoubtedly distor the ocal
wirialion i assessmant and theralon: addtional faclons need b be takan
mto account, e.g. @ woodland type with & comparatively poor species
diivarsity, comman in the saulh of England, may be of impodance al ils
norhern limds, say in the border counlry.

6.1.6. Im addition, habitals of local imporiance are alten highbged within a local
Bicdivarsity Action Plan (BAP). The Siatlordshire BAP has been
considersd as parl of 1his assessment and is rélerenced wherne relevant.

BT, Lewels ol impartancs cin ba determined within a defmed geographical
eoniexl fom the immediale sibe o lpcahiy rough bo the irlemational vl

B.1.8. The legislative and planmeng policy conest are  alss  imporiant
considerations and hawe been given dwe regard throughout this
AR

6.2 Habital Evaluation
Designaled Sifes
6.2.1, The closes! such sie s Four Ashas Pit 5551 located approximataly 0.6km
1o the soull-wast of the al thi: southenm expanson parcel. The 5531 hag

been designaled on sccount of s gecfogacal inderesi. The nearest

siatuiony Ste desgnabed on acoound of its nalure conservalion vakie ang
ihat of Behide Reservolr 5551 and Shoal Hill Common Local Mature

Reasarve (LNA) kacated 4, 7km 19 the noth-west and 4, 3om nofh-aast of

T Ralchiffe, DA [1577), A A Covsireation R The Saboson of Bokgica) Sies of Mo FWpomance &
Marure Corservation i Beain. Teo Volmes. Casbridgs Univeesity Fross, Cambridgs
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Thir Sie respeciively ab their closes! points.  The proposed devslopmant
dioes tall withen the impact zonas of 1he alorementioned 55515, tharedons
triggering the need for tha Local Planning Authority 1o confast Matural
England for advice ol whetier tey would consiger impacts ane kely.
622 Il is considered thal the sits % sulficiantly removed and buffered rom (he

local designations. It 13 not anticipated that following adherence 1o
slandand enginesring saleguards thal any adverse afiects would anse 1o
locally prasent statutorily desgrated sitas.

g8.2.3. Canmock Chase Special Area of Conservalion (SAG) is locabed
approximately 8.5 km to the north-east of the sie. |t is considared that this
SAC is sullicienlly removed 10 be unaflecied by eilher direc] or indirect
efecis, which coulkd fmpact on the consarvation objectives for the site,

6.2.4, SAC are designated under the Habilals Directive, the Directive =
transposed ime UK legisiation by tha Conservation of Habstats and
Specas Regulaions 2017 (as amended), commonly known as the
Habitats Regulations.

6.2.5. Tha key section of the Habitats Regulations relevant o the cumem
proposal is Regulation 61, which stales inter aka:

61.—{1) A compslenl sithoarity, belone deciding 10 undertake, or give any
consant, permission ar glher authostsation for, @ plan or praject which—

{a) is likely 16 have a significant effect on a European site or a
oitshare maring sile (either alone of in combination with clber plans of

projects), and
(b} i%s nat directly connecled with or necessary 1o the management of that
Bite,

must make an appropriaie assessment of the implications for that site in
wiow of that afle’s conservation ohjsctives,

{5] In the light of the concluskons of the assessmenl, and subjecl io
negulation 62 (considerations of avesriding public imeres1), the competent
muthority may agres 1o the plan or project only afier having aacenained iRal
it will mot adversely aftect the Integrity of the Eurcpean site or the Europsan
affshore marine site [as the case may be).

626  Aspan ol the publshed Care Siralegy documenis, speclically the entfled
‘Habita! Regulations Stage 1 Screening’ detalls that it was considerad
unbkely fhal developmaent within the districl would have an eflec on tha
nbagrity of Cannock Chasa SAC, The assessmeant was based on Evidenca
Base and Visior lmpact Miligation Stalegy dala and fherelors is
conslderad 1o be robust for completng the first screaning stage pursuant
in Regulation 61 of the Habitai Regulations. The documents also
ooncluded hat it was unlikely any in combanalion efledd would anse when

noking al athar plars or projects.
6.2.7, Furthesmare, ghven the pature of e development proposals @ iz nol

considersd that this shall confribule o any increase N recrealicnal
pressune upon the SAC,
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628, MHon-statuiory sites: Infarmalion returnied from SER shows 1hat there an
no nen-statutory designated sites wilhin the s%e (sea Plan ECOM). The
naarast such sie is thal of Calf Heath Bridge Bicdivarsity Alert Site {BAS)
which & beabed o the Fmmediabe souh ol Soulhem axpansion pancal
(separaled by Vicarege Aoad). The BAS, part of the canal, &= designated
lor its marginal vegetation along its banks and Bae the Sufe ol spacies
found in an assoclated parcal of woodland which uns &8 & thn stip
paralled io ihe canals mast rariherly bank,

6249  Tha next closest site 5 Four Ashes Local Widide Sie (LWS), located
approximately 0.4km 10 the south of the site, the LWS is separaled from
b site by tha existing bult form of Four Ashes, and as such this LWS is
wall butlered fram e site,

Ecplogy Bobibom
1027 PEA WY

6210, It is considerad that the implementation of the propesals adbaring 1o a
Eincl consirection method statement shall imil polentbal poluton fsks
such that all locally present non-statutary designated sites are unaffectad,
Caonsideralion as 1o 1he proposed dranage stiategy will need 1o be had 1o
ansura that no adversa impacls oo 1o the LWS localed adjacent 1o the
Sl

Habitars

6.211.  Current proposals sugpgest that there will be a loss of habiats curantly
present within ihe gite. WWhile soma habitals are considersd o be ol low
ecolpgical value, such as the grassland, tall rudaral and nesh dominant
habitat, olhér habitats, such a5 the broadleaved woodand, red Ball and

hedgerows, are of greater ecologcal value,

6.212. The majonty of 1he aasiem expanson compises broadieaved woodland
and is mapped as Priority Habitat - Deciduows Woodland on the MAGIC
websile, Whike tis is he case, the woodland iisell i largely species poor,
contains a limited ground flora dominated with Bracken and has nol bean
subject 0o any larm of benahicial managament in recan yeans. in additian,
e undiarsiorey of the woodland is haavily vegelaied with Rhododendron,
@ man-ndlive Mvasve Species, lowerning ils overall biodersity value. It is
considered urliely that the woodland would classily as Pricrily Habilal as
dafined by tha Joint Mature Conservation Commities (MGG

6213  Any proposed landscaping shauld incorporate a divarse mixture of native
species of species of known widlie value, Mew areas of tree and
hadgerow planting should be included. alongside areas of mixed nalive
scrub and wikdlipwer grassland in order to partly compensEe lor any
lossas whilst maximising ihe proposed develapments biodwersity.

6.2.14. [Furiher Suresy Work. |t i@ recommeanded (hal furbes Bolamcal survey
work 5 underaken 1o fully ascartain the woodlend's bicdiversty value.
This siryey work shauld be undenaken bitween April and August, with an
early sunvey in aprng recommended b caplure early Nowering spacies,

Invasiee Species

6.2.15. FAhododendron is prevadent hroughow the broadiesved woodland and
given that this specias is listed wnder Schedule 9 of the Wildile and
Countryside Act 1081 (as amended) it & legal 10 cause this species 1

o |
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gro in the wild. Tharedone, remowil of this species should bo undiraken
with care and deposed of 88 “confrolled waste' at a licensed disposal
lmcility,

Blodversity Nel Gain

6.2.16. The proposed development will resalt in the less of the maority of the
habitats present wilhin the site, inchding the majority of the brosdleavad
waoodand, tharedore oppodtunities to provida & 1076 biodiversity nat gan
will need to ba explored as part of the design of any futune dewelopmant of
e il

B.217. The proposals should seek 1o include a biodiversily rich landscape
sirategy ncieding, bul limied to, tha provision of nalive tree planting,
wildllowor grassland, and natve hedgerow planting 1o ensure that
bicdiversity s maximised a5 much as possible on site. The use of
bipdivarse green rools could aiso be adopled fo reduce the overall

iodiversity smpact of he proposed develapment.

6.2.18,  Where this is not possibie, options will need 1o be explored 1o provide a
nat gan in blodivarsity off-site, whather this is via the Local Planning
Authority's oifsatting strtegy, if one has bean adopled, o throwgh habitat
compendation hrough a thind party such as The Emviranment Bank.

G.3. Faunal Evaluation
Bats

6.3.1, Legislation. All bals ane protéched under Schadule 5 of the Wildlile &
Countryside Act 1981 (as amended) and inclided on Scheduls 2 of the
Conservation of Habitats and Species Regulations 2017 (“the Habiats
Reguiations™). Thess inchede provisions making it an offence 1o

= [Dalicarately kill, ingure of lake [caplure) bats;

= [Daliverately diaturh baks in such a way &s ba:-

it be likely to impair their ability to survive, o beead or rear or
prurtufe [Feie young: o 1o hibednale oF migrate; of

(i) affect significantly the local distibulicn or abundance of tha
Species 10 wihich fhaey bolong;

¢ [Damage or destray any breedng or restng place used by bats;

o Intenticnally or recklessly cbhstruct acopss 0 any place used by bats

for shelier of profection (even i bats are nol in residance).

B.3.2.  While the legislabion is deemed to apply when bats am nal in residence,
Hatural England guidance suggesis thal ceraln activitlies such as ra-
mafing can be completed gulside sensilive penods when bals ane naf in
rasidence provided thase oo nol damage of destroy the rsosl.

G.3.3. The wonds dekberately and infenbanally include actions whese a court can

infar thai the defendant knew that the action taken would almes1 inevitably
resull in &n ofence, even il thal was nal ihe primary purpase of fhe acl
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634, The alferce of damaging (making worse for the ball or desiroying a

breseding site o resting place = an sbsolue olence. Such actons do not
have 1o be delitarate for an offance 1o be coemmiied,

6.3.5 European Protected Spacies licences ara available from Matural England
N cefain circumstances, and pemil activities hat would olberwise ba
considered an olfence.

Ecolagy Bobibomy
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6.3.6. I accondanse with tha Habilals Regutatans Matural England must agply
tha three derogation tests as part of the process of considaring a licenca
appication. These lests are that:

1. ihe aclivily 8o be licensed musi be lor impesalive reasons of
owerTiding pubibc interest or for public health and satety;

2. thera must be no satislaciony allemative; and

3. ihe igvpurable conserdabon siatus of the species concamed must
b maindained

6.3.7, Licencas can wsually only be granted if the development & in recelpt of full
planning permissan,

6,38, Site Usage. The broadeaved woodland in the easiem expansion has
peen identified in the past &s suppoming roosts Tor small nuemberns of
Daubenton's Bal and sewveral other frees have been idensified as
possessing PAFS thal could be uSed by rossting bats.

6349 The broadleased woddland also represenls good loraging and dispensal
apparunsas for bats, whilst hedgerows, ree bes, scrub and grassland ama
all likely 1o be of some value for lecally present bal populations.

63,10,  Furthaer Survey Work. Trees that have been igantified as having Polential
Roosl Fealures (PAFS) of have been dentibed as suppodeng Bat nooss in
thar past shoukd be subject 1o hethar survay work 10 asceriain the presence
or absenceé ol rookling bats and inform the nead lor a Madwal England
EPS licence. Treas with PRFs should be subject 1o a senes of emengenca
{ ne-gnbry Suneeys between May b Seplember inclushes, o clasar
ingpeciion through tee chmbing where sl i do S0, o debarmine
presenca and absance, If bat roosts are present in rees to be remcved
than & Natwal England EPS Beence wil be required 8nd appropdials
metigation measures urdaraken,

6.3.11.  The proposed development does proposs tha remaoval of significand areas
of palentially suitabla Toraging habilal, paticularty the anea of broadeaved
waoodkand n he eastern expansion. Such a habital @ lkedy 10 ba ol same
usa to the local bat popudation and has been highlighted as part of the
metigation sirategy for tha Wast Malands Gateway.

B.3.12. Furthirs survey wor will be regquited bo asceramn th el of use of the sile
for foraging and dispersing bats with fhve activity ransects belng
undariaken manthly between May 1o September. These surveys should
be balstered through the deploymant of siaflc SM4 bat delectors on five
occasions and lolt for a penod of Bwe nights,

6.3.13.  Proposals should aim fo relain as much suitabde foraging and disparsal
habital as possible to pravide continued opportunilies for faraging and
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commuling biats. The ndscaping shoukd aim o boisies any ralaingd ingar
leabures and promote green infrastucture across e site with the
astablishmant ol new hadwmw and tres planting, tharsby ofering naw

rites lor bals and maindan conneclivity 10 1he wader landscapa. A
sympathetic lighling scheme should be designed for the site to minimiza
light spiliage onia relained boundary vegelalion and adjacent canal.

6.3.14.  Further rgasting enhancements should be incorporaied into ihe design o
ihe proposals with bal boxes postioned on retaned trees and Jaor
integrated into new buildings.

Badgers

6.3.15  Legisietion, Tha Profeclion of Badgers Act 1992 consolidates the
provious Badgers Acts of 1973 and 1991, The kegislaton aims 10 profect
ihe spacies irom persecution, rather Ihan being a response o an
unfavouratde consanvation status,

6316, As well as profecting the animal ilself, the 1952 Act also makes the
nbentional or rgchiess desinection, damage, or cbsiruction of a Badger sefl
an alfenca. A satt |5 defined &8 "any structune or plece. which displays
signs indicating curent use, by a Badger®, “Curment use’ is defined by
Matural England as any use within the preceding 12 months,

6.3.17.  Inaddaion, the intentional skrmination ol sulficen loraging anea o suppon
a known secial growp of Badgers may, in certain circumstances, be
construed as an offence by constititing ‘cruel il freatment’ of a Badger,

6318, Local Autharities are hirelons oblged to consult Matural England ower any
appaication that is likely 1o adversely alect Badgers.

6.3.19.  Any woek thal disiurbs Badgers is iegal withcut a licence granted by
Natural England. Uinkke fhe genaral consarvation legislation, the Badgers
Act 1992 makes specilic provision lof the granting of hcences far
development punposes, including Tor the destructon of setts.

6.3.20. Guidance produced by Matuwral England in 2002, and subseguenty
amended, developed guidelines on the fypes of acthaly thal it considers
shauld be koensed within cenamn distances of sefl entrances. Ay work on
site must be compleded in accordance with that guidance,

6.3.20. She Usage. Two mammal holes were recorded within the waoodiand that
are congidensd 10 represent a Badger cullier seit. The site is likely 10 offer
ioraging and dispersal opportunilies for this species.

6.3.22  Further Survey Wark. In oider 1o ascerain whether the considaned
Bacger seft Is aclive, monitaring surveys are recommended. This would
nclude regulil chicks ol thi Lol and use of a cameér Irap 16 monibor
acikity. Il the sedl is considenad 10 be active, then &s desiruction will nesd
o b undleriaken under a Matural England licence, wilh any Boensed wark
anly pesmitted between the July and Movamiber.

6.3.2%  Givenihat the sell is unfkely o De & main el geven B8 8iza and number
of entrances as well as a lack of avidence of cument usage, thena will no
b a requirgment (o provide an afificial sedl as compensation lor il loss.
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6.3.24. It iz Wely that furiher mitigation will be required duning the constnuction
phase of the devalppmant. This would include the adherance of strict
measures a2 pan ol a Constiucton Environmental Managemen Flan
(CEMP) bo encure that no new satts have eslablished, nor ary enbraprman
occurs were a Badger to disparse into (he sile during this period,

Hedgehogs

6325  Legislatipn. Hadgehogs are mot a prolected species, but they ane a
priceily spacies under seclion 41 ol the NERG Act 2006. The MERC Ac
2006 raguires the Sacredary of Siate 1o;

..take such stops as appear..do be reasonably praciicable io furthor the
conservation of the lving organisms and types of habitat included in any
list published under this section, or...promabe the laking by sbhoers af sech
steps.

6.3.26. Sie Usage No avidence of Hsdgehog was recorddd on sith. Tha
woodand, hedgarcws, grassiand and sorub do offer oppomunities for
hibgrnafing, dispersing and loraging Hedgahogs opporunities for (his
EPaCieg,

6.3.27. Further Survey Work. ko further survey work iS reguined, however il is
racommended that any areas of overgrown vegetation are cleared outside
i Ribemadion period (October 10 Apeil) of checked by an ecdlogist prar
o remaval, b ensiee no bemnating Hedgehag is present.

8.3.28  Any irenches o deep pils associaied wilh congirection 1hat ane 1o be ki
open gwermight should be provided with a means of escape in case a
Hedgaheg enters. This is particulasdy important il the danch s with wale,
and will taka tha form of a roughaned plank of wood placed in the french
as a ramp (o the sudace

Bircls

6.3.28. Legistatlon, Saction 1 of the ‘Wildife & Countryside Act 1981 |5 concermed
with the protection of wild birds, whilst Schedule 1 ligis Species (hal ans
prodecied by special penalties. Al species of birgs recalve genesml
profection whilst nasting.

6.3.30, Site Usage. Bird species recorded on sfie by sight or Gall during (he sureay
includa Biackbird, Blua Ti, Camon Crow, Fieldfare, Greal Tit, Kesirel,
Pheasant, Pled Waglail and Aobin, Woodpeckar holes are also prasent on
Soemhd brdds wilhin (P woo@and.

6.3.31. The site does ofler suitable nesling opparunities predominalely within tha
proadieaved woodland n ihe eastern expansion and wahin tha nush
dominan] habital, hedgerows, Iree bell and scrub within the soulhern
SapAnsion.

6.3.32. Further Survey Work. Crasng 1o the Buely loas of woodland on silé a< a
rasull of the proposed developmeant it Is recommendad that breeding b
suragys ang undertaken o inform the sibe's use by binds. Sunveys showid
conaist of monthly sweys i Apil, May and June.
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6.3.3%  Inorder o avold impacis on nestng birgs, and to avoid a potential oflence
undar the Wildife & Countryside Aci 1981, proposal should aweid
necessang dearance ol vagelation highlighted as baing suilable lor nesling
birgs cutside of the bind breeding saason (March bo July inclusive)
whangwer possible. Where this is mol pessible, a check suraay of
wvegetation by an exparienced ecologist would ba undaraken immedalaly
pries 1o chearance, wilh any confirmed nests lell in s, with a live-maeina
exciusion 2one anound it bl the young heve iedged.

6.3.34. Proposals shoud inciude replacement planting lor osses in suilable
nasting bird habitats as panl of an ecologicaly lad landscaping schamae.
This shouid include new native iree and hidgesow planting and include
iruit bearing species thal would ofer new foreging and nesting
oppariungies for binds. The inclusion of addSional nesting prosesaons, such
a3 bird bowes insialled on buddings and'or rethined rees, s
racommencied,

Repties

6.3.35  Legisisfhon, All raptile spocies receive protection undear ageslation in the
LK. Smoath Snake Coronpila awsiiaca and Sand Lizand Lacerda agils
recetve ful legal protection in England due 10 their sLatus as scarce, rather

local, species. These specias are highly unblaly o be present within the
il on aecoun of thess Rabilal requinements and geoqgraphical distribution.

6.3.36.  The ather replile specs, namely Slow Warm Anguss fragilis, Comman
Lizand, Grass Smake Namrix hefvebica and Adder VWipera barus, are common
and widesproad across the coundry. As such, these species receing anly
panial protechion under the Wildita and Counbryside Act 1081 (as
amanded], baing protected from deliberats kiling o njuery, their habiad
recehing no stalulon prabecton.

£.3.37. Site Usage. Suflable habitais lor replies are presenl within the sile
panticularty witihin the southarn espansson parcel, which acted as a rephile
recepior sl for the adjacen! Four Ashes Industial Park and recened 33
Common Lizards as pa of the translocation exercise undertakean in 2016

6338  Mitigation and Enhancerments, Oawing 10 the kiown replile populationg
an &, it Is recommended thal presence | absence surveys ame
uriderlakin b3 indorm an approgeiate mitgation siralegy. These will nedd
o be undariaken batwesn Apel and September inclushive.

6.3.30. Depending on the resulis of the presence | absence surseys ihere may ba
a reguiremnant far a translocalion exencise o ba undariaken to remova the
replile conatraint pior 1o any development eccurring. The lese of fhe
previusly used replife recaplor site will require an aliernative recepbor sila
1o be estabished, f presence is recondid within fhe Sie, whelher this ba
an-sfte of a locally presant off-site location. The replile recapior site will
neid 10 possess Suilability Tor repliles &l th time of the transkecation and
allew for any populations of repliles to be sustained in ihe fulurea,

§.3.40. The praposed development shaulkd aim 1o incorporale new areas ol replils
suitable habiai such as lussocky widfiower grassland fo ensure thai
opporunies for this group are retained. The provision of hibermacula

]
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could be established o affer énhanced opporumilies for mefuge and
hibamatan.
Amphibvans

6.3.41. Legislation Grea Crested Mewis are suibject b the same legislalive
prodection and koansing provisons as bals (see above).

6.3.42.  She Usage. The sie doss possess seitable lemestrial habest for Graat
Crasted Newts in the form of woodland, grassland, Aush dominant habitat,
soruby and hedgerows. There are no on-Sile pands that coukd ofler suilabls
breading cpportunilies for this spacies, howavar thers are six ponds within
500m of 1he sile thal may alfer breeding oppounities.

6343 Further Survey Work, Owing to the presence of off-site ponds, # is
recommended 1hat these ponds are subject o eDMNA aurveys 1o determine
presenca | absence of Great Crosied Mewis. Thase surveys can be
ungdariaken babwaen mid-Apil 1o the end of June.

G.3.44. Il presence s recorded, populalion class survays will b required 1o
establish the population ol Great Crasted Mewts and survey reswits would
infarm tha need for a Mateal England EPS Boence and the necassary
mitigation sirategy.

vererales

£.3.45  Site Usage Given lhe habilals presenl it i likely an assemblage o
common ivertebrale specias woulkd be present wilhan the site. A previous
entomplogical appraisal for the Four Ashes Indusirial Park have
highlightad the suitability of the weadland 1or Argent and Sable hoth.

6.3.46. Further Survey Work. Owing to the previousty haghighted suitabdity of
thst winpdland for Argent and Sable Math, it is recommended that futher
eniomologisal surveys of 1he woodand are undertaken 1o ascenan He
waooand's anomological mterest. This would consist of up to three nights
of light-Irapping in lale May and garly Juné,

27
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7.  SUMMARY AND CONCLUSIONS
7.1.  Ecolegy Solutions was commissioned by Qued on behall of Baricote Properties

Limited in January 2022 10 underake an ecological appraisal of land known as
Four Ashes Expansion in South Stafiordshina,

Ecology Bobibom
122 PEA WY

7.2, The proposals for the sibe are likedy 10 inclede a8 nember of new commenczal units,
infrastructure and associated landscape planting.

7.3, Anextendad Phase 1 habial suresy was undestaken in January 2022

7.4, Statutory Sites. The sibe is not part of or agacent 8 a sialutory nabure
consgrvation designation,

75 Tha nearest stlahulony sie designated on account of its natume conservation value
are that ol Behide Resarver 5551 and Shoal Hil Common LNA located 4. 7km
1o the north-wast and 4.3km nodh-aast of the site respectively at their closest
points. The proposed development does 1al within the impac! zones of the
atorementionsd 55515, therelora riggering the meed for the Local Planning
Authority o condact Matural England for advice of whethar thay would congider
impacts ara llaly. Howaver, it |8 conslderad that the site ks sufficieantly remaved
and buflered trom the local designations and adverse effects are nol considered
ety

76 Cannock Chasa SAC i located approxemabely 8.5 km 1o ihe nonb-easi ol the
site, M is considerad that this SAG is sufficantly removed from the dgavelopment,
and, owing b the nature of the development, e, nen-resadential, thal nethdar
direst or indirect adverse eflects will oocur on the consarvation objectives far the
sile @5 @ result of the proposed developmend,

7.7, Non-statutory Sites. The naarest such site is thatl of Calf Heath Bridge BAS
wihich is lecated (o the mmedale south ol southem expansion parcel (Separated
by Vicarage Aoad),

7.8 It s considered thal the implementalion of the proposals adharing o & strct
construction method slatement shall limid pelential poliutian risks Such thal all
locally present non-statulory designated sites ane wnallected. Consideration s
1o the proposad drainage sirategy il need to ba had to ensune shat no advarse
impatts socu 10 1he LWS located adacent o the sita.

7.9, |Habitals. Curent proposais sugpest that there will be a loss of the magarity o
habitats currently present within tha sie. While some habiiais are consideced to
e ol bow ecological value, such as the grassland, tall rederal and rush dominang
habital, ather habitals, such as the broadieaved woodand, tres bed and
hadgarews, are of grealer ecalogical value,

710, It is recommended that furiber botanical surveys are undaraken, specifically of
Ihi Broadisaved waodiand, 9 onder 10 Tully evaluate the biodnersity vishia of thig

7.11. The praposals should seek to include a biodiversity rich landscape strategy
inciuding, bul limited %o, the provision of natve ree planting. wildiowar
grasaland, and nabive hedgerow planting 1o enswe thal biodiversity is maximisad
as much as passible on slta.
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7.12. Biodiversity Met Gain. The proposed development will result in the loss of the
o the habitats present within the se, ncluding the majority of the
beroadieaved woodland, therafore opporiunities bo provide a 105 bediversity ned
gain will reed 1o be explored a8 gan ol the design of ary fuiure Sevelopment ol

1he site,

Eoology Bobibom
10422 PEA WY

7.13. The proposals should seek to include a biodiversity nch landscape strabeqy
including, bul bmied fo, the provision of nalive e planting, wikilower
qgrassland, and natwe hedgerow plantng 1o answs thal bediversity (s maximsed
as much as possibda on site,.  The use of biocdiverse green roofs could also be
adopted o reduce the overall Biodiversity impact of the proposed development,

T.14. Oplions will need 10 be exploned 1o provide a nel gan in biodiversity off-Sile,
whather this is via the Local Planning Aulhority's offsetting stralegy, § one has
baen adogted, or through halbitat compansation through a thind party such as
The Erviranmeni Bank.

7.15. Invasive Species. Ahododendron is prevalent (hroughou! ihe broadheaved
woodland and given that thes species is listed undar Schedule 9 of tha Widiile
ind Countryside Acl 1981 (as amended) i is illegsl fo Cause 1his Spocies o grow
in thia weitd. Therafore, removad of this species chowd be undedaken with cane
and disposed of as ‘controied waste' 8% a Boensed disposal taclity, Thes would
represant a signadicant mprowvemeant oves current basealing conditions,

7.16. Bals. The woadeaved woodland represents good foraging and dispersal
opportunities for bats, whits! hedgerows, ree be®, scrub and grassland are all
Ehaly 10 be ol somi value for locally presend bal populalions. Prgvious
Daubentan’s Bat roosts have bean identilied within the woodland and additional
Ires with PAFS have bedn idenlified during the initial exlended Phise 1 suraey,

TA7, Trees that have been kanlified as having bal rocs! potential #dl need 1o be
sulbject 1o luther sunvey work 1o idenlily the presence of absence of bals roosti
withan the woodland and ires balt and the need for a Natual England EPS
kcence. Addilional bat actiily ransecis, bollered by e deployment ol siatie
lbat detectors will be requied bo evaleabe the sie's value for foreging and
dispersng bats,

7.8, A sympathalic kghting scheme should be designed for the site in onder 1o
minimize ght spdlage ento retained snd Boundary vegetatan whilsl new oot
provisions in the foem ol bat bowas on trees and for inlegraled inte buldings. 1o
offer riew roost opgarunilies. An ecalogically led landscape stralegy should be
designed to ensure that new habiiats ane provided to offer cpportunities for bats
and comneclivity 1o surrgunding ermviranments arg mantained.

7.19, Badgers. Two mammal holes weme recorded within the woodland thal ame
considered 1o represanl A Badger autlier se1i. The site i kkely 1o alfer loraging
and disparsal oppardunities for this speces. In order 1o ascenain whether the
congiderad Badger sell is active, monitoring surveys ane recommendied. Il the
seil is considared o be activa, than s destruction will need 1o b underaken
unider a Matural England Boence, wilh any ioensed work only permiied betwisen
the July and Movemier.

720, Hedgehogs. No evidence of Hedgehog was recorded on site. The woodland,
hadgarows, grmsala.nd and scrub do offer opporiundies for hizemaling,

dispersing and foraging Hedgehogs opporiuniies for thes species. It is

=
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recommnced thisl any anzas of cwvergrown vegelation are coawed oulsice tha
hibemation pericd |Oclober 1o April] or checked by an ecologest prior to removal,

o engure no hibarnating Hedgehog is presant,

7.21, Birds, The sie does offer suiable nesling opporunities predaminataly within the
broadleaved woodland in the gasiermn axpansion and within (ke rush domimnang
habitad, hedgerows, tree belt and scrub wihin the scuthesn expansion. A range
of commen and widespread species were recorded during the extended Phase
1 habitat survey.

Ecolagy Bobibom
10422 PEA WY

7.22. Owing o ihe iRely loss of woodland on sie as a resul of ihe proposed
davelopment i is recommandsad thal braeding bind sunveys are endertaken 1o
finfarm thie site's usa by birds, Surveys should censgist af manibly sunseys in Apr,
May and Juna,

723, As a precaulion o avoid a possible afenca, il is recommandead thal removal of
suitable nesting habiats be undariaken cutside the breeding seasan (March 1o
July inclusive) ar checked lor nesting beds by a trained ecologist mmedataty
price to removal. Consideration should atso be given fo incorporating native frult-
bapring plint species known o benalil binds ino any proposed landscapng
alongside the provision of bird bowas. This would provide enhanced toraging
opportunitios for bird specias post-developmant,

7.24, Reptiles. Suitabla habitals lor repliles are present within the s8e particularly tha
grassland within (he southern expansion parcel, which acted as a replile receptor
sile for the adacent Four Ashes Industdal Park and received 33 Common
Lizards &% part of the irnslocation @xancise underakan in 2018,

7.25, Owing o ihe kncewn reptile populaions on site, @ i§ recommended thal presence
{ abaance duréeys Are undaraken to inform an appropriale mlgalion siralegy.
Thasa will need to be undertaken bebaaen Aprd and Seplember inclusiva,

7.26, Depending on the results of the presence | absence surveys there may be a
requirement lor & Iransiocaton exenciss 1o bé undaraken 1o remove The replile
consiraint peior e any development occurnng. The ioss of the previously used
riplile receplar Site will nequire an alemative recegbor Sie 10 bi estabished, o
precancs S recorted within the sita, whaiher (hic be on-sibé oF a oeally prasan
off-site locasion,

.27, The proposed development shoulkd alm fo incorporate mew areas of replile
sutable habital such as wssocky wildiewer grassland to ensue Thid
opportunities for this group are redained. The prevision of hibernacula could be
established bo offer enhanced opporunities lor refuge and hibemation,

728, Amphiblans. Tha sile does possess suilable termastrial habitat for Graald Crasted
Mewts in the larm of woodland, grassland, Rush deminanl habsat, scub and
hedgargws, There are no on-site ponds that could offer suilable breeding
opportunilies fof this speces, however theng ane Six pomnds within S00m of th
sia that may offer breedng cpportunities,

7.29. Owing o the presance of ofl-sie ponds, il ls recommeandied that thesa ponds are

suject 1o DA surveys 10 dedorming presenca [/ absenca of Greal Crested
Mewts. These surveys can be undenaken between mid-April to the end af June.
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7.0, I presence is recorded, population cass surveys will be required o establish the
population of Greal Crosted Mewis and survey resulis would nform the
nacassary miligation stralegy and tha need for a Matural England EPS licenca,

Ecology Bobibom
10427 PEAWY

T, Inwertebrates. Givan the habilals present | is lkaly an assemblage of comman
inverlebrale species would be presant within the te. A préwous eromalogical
appraisal for the Four Ashes Industrial Pask has highlightad the suilabslity of the
woodiand tor Argent and Sable Malh, & species hsled under Section 41 of the
HERC Act 2006. I is recommendead that further encmolegical sunveys of the
weoodland ane yndertaken o asoerain the woadland's enfomological intenest
This would consist of up 1o iheee nights of lighl-rapping in late May and early
Juna,

732, In conclusion, tha exiended Phase 1 habilal sureey has kKentified a number o
ecological constraings thal will reguire fuiber surney woek in ondier to Tully
ascertaln the impacts of the proposed development and Inform any mitigation
siralegias that may be requirgd. With this said. the dentdied ecological
conafraints are nol considered 10 be insumaountable whearehy the site could not
coma fprward for the proposed development.

n
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PLAN ECO1

Site Location and Ecological Designations
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PLAN ECO2

Ecological Features (Eastern Expansion)
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PLAN ECO3

Ecological Features (Southern Expansion)
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PLAN ECO4

Ecological Constraints (Eastern Expansion)
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PLAN ECO5

Ecological Constraints (Southern Expansion)
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PHOTOGRAPHS
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PHOTOGRAPH 1: Broadleaved woodland (eastern expansion)

PHOTOGRAPH 2: Modified grassland (eastern expansion)
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PHOTOGRAPH 3: Ditch (eastern expansion)

PHOTOGRAPH 4: Pond P1 (off-site)
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PHOTOGRAPH 5: Rhododendron (eastern expansion)

PHOTOGRAPH 6: Poor semi-improved grassiand (southern expansion)
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PHOTOGRAPH 7: Tall ruderal / recolonising ground (southern expansion)

PHOTOGRAPH 8: Tree belt (southern expansion)
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PHOTOGRAPH 9: Hedgerow H1 (southern expansion)

PHOTOGRAPH 10: Mammal hole (eastern expansion)
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APPENDIX 1

Infarmation downloaded from Multi-Agency
Geographic Information for the Countryside (MAGIC)
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Appendix 9: Proposed Site Layout
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Appendix 10: lllustrative Views and Sustainability Measures
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