
 
 
 
 
 
 
 

Proposal: Full (detailed) planning consent for: the erection of a 
multistorey car park (3950 spaces), surface level car park (550 
spaces) with associated access and landscaping (MSCP1).  
The erection of a surface level car park with associated 
access and landscaping (550 spaces) on a temporary basis 
for the duration of MSCP2 construction period.   
 
Outline planning consent for: the erection of a multistorey car 
park (MSCP2) (maximum 3500 spaces). All matters reserved 
except for access, scale and landscaping. 

Web link to Plans: Full details of the proposal and statutory consultee 
responses can be found by using the above planning 
application reference number at:  
 
https://publicaccess.solihull.gov.uk/online-applications/ 
 

 
 

Reason for 
Referral to 
Planning 
Committee: 

 

 

The application which in the opinion of the Head of 
Development Management would have a significant 
impact outside of its immediate vicinity 

 

Recommendation: Approval 

 
EXECUTIVE SUMMARY 
 
This hybrid planning application seeks consent for two multistorey car parks 
(MSCPs), to serve the new HS2 Interchange Station, instead of the 7,500 surface 
car parking spaces that were granted outline approval through the High Speed Rail 
(London-West Midlands) Act 2017 and subsequent Reserved Matters approval 
under PL/2020/00275/MAROT.   
 
The car park buildings are proposed to be located to the east of the new railway line, 
on the site of the former Stonebridge Quarry.  Construction is proposed to be 
phased, with MSCP Phase 1 being submitted in detail and MSCP phase 2 in outline. 
 
Detailed Elements 
 
This planning application seeks full detailed planning permission for the erection of a 
multistorey car park (3950 spaces), surface level car park (550 spaces) with 
associated access and landscaping (MSCP1).  The application also includes for the 
provision of a surface level car park with associated access and landscaping (550 

APPLICATION REFERENCE: PL/2022/01467/MAJFOT 
 
Site Address: Land To The West Of A452 Comprising The Former Stonebridge, 
Quarry, Coventry Road, Solihull 
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spaces) which would be required on a temporary basis for the duration of the 
construction of MSCP2.   
 
The applicants have requested that should planning permission be granted, a 10 
year timeframe for commencement of the full application 
 
Outline Elements 
 
The planning application seeks outline planning consent for the erection of a 
multistorey car park (MSCP2) (maximum 3500 spaces). All matters are reserved, 
except for access, scale and landscaping. 
 
A Parameters Plan has been submitted in conjunction with this part of the 
application, which defines the maximum scale, massing and footprint, along with 
indicative illustrations which assume a similar design rationale to the Phase One 
proposals.   
 
The applicants have requested that should outline permission be granted, a 20 year 
timeframe (including the submission of reserved matters) be afforded to allow for 
commencement of the development. 
 
Background 
 
The application site lies on land known as Arden Cross, which is located within an 
area of land bound by the highway network comprising M42/A45 and A452. HS2 
Interchange Station and the approved surface car parking are located within the 340 
acre Arden Cross site which is within part of 'The UK Central Hub', an area 
containing key stakeholders including Birmingham Airport, the National Exhibition 
Centre, Birmingham International Railway Station, Jaguar Land Rover, Birmingham 
Business Park.  There is an ambition that this area will become an international 
destination for working, living and leisure which would play a critical role in delivering 
new jobs, homes and economic growth for the people of Solihull. 
 
HS2 is a new high-speed railway that will provide faster connections between towns 
and cities in the South, Midlands and North. It will be delivered in two phases with 
Phase One linking London and the West Midlands, and Phase Two planned to link to 
the East Midlands and the North. 
 
The HS2 Interchange Station, the detail of which came to SMBC for approval under 
Schedule 17 of the Act (ref: PL/2020/00289/HS2DIS) is the first station outside of 
London and is an integral part of HS2 Phase One.  The Interchange Station will also 
be connected to Birmingham Airport, Birmingham International Railway Station and 
the National Exhibition Centre by a new Automated People Mover (APM), the detail 
of which was approved by Planning Committee in August 2020 (ref: 
PL/2020/00291/HS2DIS). 
 
HS2 Interchange Station and the approved surface car parking are also located 
within the 340 acre Arden Cross site which is within part of 'The UK Central Hub'. 
 



The High Speed Rail (London –West Midlands) Act 2017 gave deemed consent for 
up to a maximum of 7,500 surface level car parking spaces. Section 23 of the Act 
confirmed that the car parking approved at Interchange by the Act was in outline only 
under the Development Management Procedure Order and a subsequent reserved 
matters application (ref: PL/2020/00275/MAROT) was submitted to SMBC for 
consideration which was reported to Planning Committee in August 2020 and 
subsequently approved in April 2021 following the signing of a Unilateral 
Undertaking.  The total number of long stay parking spaces included within the 
approved reserved matters was 7,269 for cars.   
 
MAIN ISSUES 
 
The main issues in the determination of this application are the effects of the 
development relating to the following matters: 
 

 Principle of development; 

 Whether the proposal represents inappropriate development in the Green Belt 
having regard to the National Planning Policy Framework and relevant 
development plan polices; 

 The effect of the proposal on the openness and purposes of including land in 
the Green Belt;  

 Character and local distinctiveness of the area; 

 Designated heritage assets; 

 Landscape and visual; 

 Ecology; 

 Highway safety and the free flow of traffic; 

 Drainage and flood risk; 

 Neighbouring amenity; 

 Lighting 

 Sustainability; 

 Land Contamination 

 Aerodrome Safeguarding; 

 Other matters; 

 Community Infrastructure Levy (CIL); 

 Public Sector Equality Duty; 

 Human Rights; 

 If inappropriate development in the Green Belt, would the harm by reason of 
inappropriateness, and any other harm, be clearly outweighed by other 
considerations. If so, would this amount to the very special circumstances 
required to justify the proposal; 

 Planning Balance.  
 
CONSULTATION RESPONSES 
 
Statutory Consultees  
 
The following Statutory Consultee responses have been received: 
 



Bickenhill and Marston Green Parish Council – Request that the quantity of car 
parking spaces must not be increased from that agreed in the Act and that there is 
sufficient natural screening to reduce and soften the visual impact of the multistorey 
parking structures. 
 
Environment Agency – No objection, subject to conditions. 
 
High Speed Two – No objection 
 

Historic England – Raise concerns on heritage grounds. 
 

Local Lead Flood Authority - No objection, subject to condition 
 
National Highways – No objections, subject to conditions 
 
National Planning Casework Unit - No comments on Environmental Statement  
 

Natural England – No comments - refer to Standing Advice 
  

Non-Statutory Consultees   
 
The following Non-Statutory Consultee responses have been received: 
 

Birmingham International Airport – No objection, subject to conditions 
 
National Amenity Societies – No comments received 
 
North Warwickshire Borough Council – No objection in principle, however, comment 
that vehicular access to the station and thus car parks should be solely from the 
main road network, avoiding the rural highway network in North Warwickshire. Visual 
impact of the structures needs to be significantly reduced via better design and 
substantial structural landscaping along the A452 frontage. Some parts of the car 
parks are still some distance from the station itself. Smaller multi-storey car parks 
closer to the station might be preferred from users’ viewpoint and may have less 
visual impact. 
 
Severn Trent Water – No objections 
 

SMBC Ecology – Written comments awaited 
 

SMBC Economic Growth – No objection 
 
SMBC Forward Planning – No objection 
 
SMBC Heritage Assets – No objection, subject to conditions, provided that the less 
than substantial harm to designated and non-designated heritage assets is 
outweighed by the public benefits of the proposals.  
 

SMBC Highways – No objection subject to conditions  
 



SMBC Landscape – No objection subject to conditions 
 

SMBC Public Protection – No objection subject to conditions   
 

SMBC Urban Design – No objection subject to conditions 
 
Warwickshire County Council – No comments received 
 

Warwickshire Museum (archaeology) – No observations  
 

West Midlands Fire Service – No objection subject to meeting requirements of 

Approved Document B, Volume 2, Buildings other than Dwellings, 2019 edition 
incorporating 2020 amendments – for use in England. 
 
West Midlands Police – No objection 
 
Warwickshire Wildlife Trust – No comments received 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
One letter of support has been received from Arden Cross Ltd, in summary making 
the following points : 
 

 The grant of planning consent for multi-storey parking will better enable the 
planning and delivery of optimal economic growth, jobs and homes, in a 
planned mixed development around the consented High Speed Station, to be 
delivered by Arden Cross Ltd in accordance with a masterplan for the Arden 
Cross site, the emerging Local Plan and the long-standing objectives of UK 
Central. 
 

PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
 
‘Where in making any determination under the planning acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the plan 
unless material considerations indicate otherwise’. 
 
The Framework, at paragraph 2, states that planning law requires that applications 
for planning permission be determined in accordance with the development plan, 
unless material considerations indicate otherwise.  The National Planning Policy 
Framework must be taken into account in preparing the development plan and is a 
material consideration in planning decisions.  Planning policies and decisions must 
also reflect relevant international obligations and statutory requirements. 
 
Solihull Local Plan 2013 is currently under review and the Submission Draft Local 
Plan was published in October 2020 for public consultation and was submitted 



together with minor modifications to the Secretary of State on 13th May 2021. The 
Review Inquiry hearings were held between September 2021 and February 2022 
and an additional session was held on 8th July dealing with housing delivery at the 
NEC and proposed site allocation policy UK3, the amended stepped housing 
requirement, updated housing trajectory and the position on housing land supply 
 
This marks the next stage in the preparation and adoption of the plan. The Review 
will gain importance in decision making as the review process progresses. 
 
The advice in the Framework at paragraph 48 states ‘Local planning authorities may 
give weight to relevant policies in emerging plans according to: 
 

a) The stage of preparation of the emerging plan (the more advanced its 
preparation, the greater the weight that may be given); 

b) The extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and 

c) The degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given) 

 
Greater weight, but not full weight, can therefore be given to the submitted plan, but 
this may still be dependent on the circumstances of each case and the potential 
relevance of individual policies.  In many cases there are policies in the new plan 
which are similar to policies in the adopted plan which seek the same objectives, 
although they may be expressed slightly differently. 
 
It is considered that relevant Draft Local Plan policies pertinent to this application 
have limited weight in the planning balance and as a result do not alter the 
recommendation of approval reached in this report. 
 
This report considers the proposal against the Development Plan, the relevant 
policies of the Framework, the National Planning Practice Guidance. 
 
Principle of Development 
 

The proposed development represents a change to the consented scheme to 
incorporate the long stay car parking within MSCPs rather than surface car parking.  
MSCP1 proposes 4,500 spaces and MSCP2 proposes a maximum of 3,500 spaces.  
The total number of spaces for MSCP 1 and 2 would be 7,450 car parking spaces as 
the 550 in the phase 1 surface car park would be removed when phase 2 is built.   
 
The total number of long stay parking spaces consented for the reserved matters 
was 7,269 for cars.  The maximum number of spaces applied for within the two 
phases would exceed that approved through the reserved matters by 181 spaces.  
This is primarily related to an overlap with staff and short stay parking associated 
with the Station design itself.  The HS2 Act, under Section 23, allowed for up to 
7,500 car parking spaces for long stay purposes.  Short stay provision is delivered 
separately as a Schedule 1 work, secured through Schedule 17 of the HS2 Act.  
Therefore, notwithstanding the slight increase the quantum of long stay car parking 



proposed for the MSCP development, which would serve the Interchange Station, 
remains within the limits of the scheme consented through the Act in terms of 
parking numbers  
 
The HS2 Independent Design Panel (IDP) has been involved in the MSCP proposals 
since their early iterations in 2018. The most recent report from the meeting in June 
2022, held prior to the submission of the application, indicated the panel’s 
acceptance of the principle of MSCPs in place of surface car parking, however, as 
was the case for the base scheme, the panel continued to have concerns about the 
central challenge of the requirement to deliver circa 7,500 car parking spaces, for 
reasons of sustainability and that this level of car parking results in unavoidably 
large, bulky buildings. The IDP recommended that a review of the volume of parking 
spaces required should be undertaken and taken into account. 
 
In response to this recommendation, the applicant has advised that the Department 
for Transport are currently undertaking a review of the proposed overall parking 
provision at the Interchange site.  
 
Officers note that this application is seeking to deliver a similar number of car parking 
spaces previously approved under PL/2020/00275/MAROT and therefore the 
outcome of such review is not considered to be material to the outcome of this 
application, given the fallback position, which is to deliver the quantum of spaces 
afforded by the extant permission.  However, it is also noted that as this application 
has been submitted as a hybrid, this allows for flexibility in provision of spaces as 
necessary. 
 
Notwithstanding the above, by consolidating the parking within MSCPs, it becomes 
possible to make better use of the available land around the station in the future 
within the area known as ‘The UKC Hub’, subject to future consideration and 
consents at the appropriate time, given emerging planning policy position and the 
wider aspirations of SMBC and UGC. The use of MSCPs rather than surface car 
parking would ensure that the masterplan is not dominated by car parking. 
 
In accordance with national objectives for sustainable development this proposal 
affords a better use of the land than the extant consented proposal and maximises 
the wider economic opportunities presented through the delivery of HS2 and the HS2 
interchange station through mixed use development at Arden Cross as proposed in 
the emerging Draft Solihull Local Plan.  
 

Paragraph 8 of the NPPF sets out that the planning system should contribute to the 
achievement of sustainable development through three overarching principles 
relating to economic, social and environmental objectives.  
 
Paragraphs 81 and 82 acknowledge that significant weight should be placed on the 
need to support economic growth and productivity, that policies should identify 
strategic sites for investment, have regard to local industrial strategies, address 
potential barriers to investment such as inadequate infrastructure and be flexible to 
enable a response to changes in economic circumstances. 
 



Paragraph 124 states that planning policies and decision making should promote 
sustainable patterns of development and the efficient use of land. 
 

Paragraph 147 states that inappropriate development is, by definition, harmful to the 
green belt and should not be approved except in very special circumstances. Para 
148 states that substantial weight is given to any harm to the Green Belt. 
 

Policy P1 of the Draft Solihull Local Plan identifies the UK Central Solihull Hub Area 
which incorporates the key economic assets in the Borough and the potential for 
significant growth through the delivery of HS2 and the HS2 Interchange Station. The 
policy supports mixed use development on the area of land at Arden Cross, together 
with the Interchange Station. It recognises that the HS2 base case would fail to 
recognise the potential substantial economic and social benefits associated with 
growth around the transport Hub. Paragraph 94 sets out the exceptional 
circumstances to justify removal of land from the green belt. Policy P1 of the Draft 
Solihull Local Plan allocates land at Arden Cross (Site UK1) for mixed use 
development around the HS2 Interchange Station.  
 
Draft Policy P17 Countryside and Green Belt sets out the planning framework for 
green belt in accordance with national policy and recognises the significant 
adjustments to the green belt boundary are required in the UK Central Hub area to 
provide an appropriate planning framework for the Council’s ambitions for the area 
adjoining the HS2 interchange station. 
 
The Local Plan Review updates the local planning framework so that it supports the 
delivery of HS2 and the HS2 Interchange Station within the Borough and recognises 
the unique economic opportunities presented through this nationally significant 
infrastructure project. 
 
As above, the policy context in the Draft Local Plan sets out the exceptional 
circumstances for removing land at Arden Cross from the Green Belt to provide for 
car parking associated with the HS2 Interchange Station and to allow for a 
substantial mixed-use development.  It recognises the need to replace the base case 
for parking to release this land for mixed use development and that in doing so the 
proposal meets national and local planning objectives for sustainable growth and the 
efficient use of land.  Without a decked car parking solution for the HS2 project, there 
would be insufficient space to create the substantial mixed-use community that is at 
the heart of the planning strategy for the area as the Council seeks to maximise the 
opportunity provided by the HS2 project. 
 
Although the Local Plan Review has reached an advanced stage (the examination of 
the submission (regulation 19) version of the plan), it cannot yet be given full weight, 
but it remains a material consideration that carries limited weight.  It is only through 
the Local Plan Review that the Green Belt status of the wider site can be altered.  
Therefore, at this stage the application needs to be considered in the context of the 
Solihull Local Plan (2013) which designates the site as falling within the Green Belt.  
The factors leading to the proposal to release the site from the Green Belt in the 
Local Plan Review are capable of contributing towards the very special 
circumstances detailed elsewhere in this report. 
 



Whether the proposed development constitutes inappropriate development in the 
Green Belt 
 
It should be noted that, despite the presence of the detailed consents for the surface 
car parking and Interchange Station, the site is presently located in the adopted 
Green Belt. The proposed development is not one of the exceptions to the general 
presumption against development in the green belt within the NPPF (paragraphs 149 
& 150). 
 
As stated above, a replacement Solihull Local Plan is under preparation. This 
proposes the removal of the whole Arden Cross Site from the Green Belt and the 
allocation of the whole site as part of Allocation UK1 for commercial and residential 
development, along with this proposed MSCP.   
 
Nevertheless, the proposal represents inappropriate development and would result 
in harm to the openness of the Green Belt and would be contrary to Policy P17 of the 
SLP, unless very special circumstances can be demonstrated which outweigh the 
harm to the Green Belt, and any other harm identified.  
 
The applicants accept that their proposal represents inappropriate development in 
the Green Belt and have outlined a very special circumstances case (VSC) in 
support of the proposal. Very special circumstances will not exist unless the potential 
harm to the Green Belt by reason of inappropriateness and any other harm resulting 
from the proposal is clearly outweighed by other considerations.  The issue of what 
constitutes VSCs, either singularly or collectively, is a matter for planning judgement 
in each case. This will be discussed later in this report. 
 
The effect of the proposal on the openness and purposes of including land in the 
Green Belt  
 

The five purposes of the Green Belt are set out in paragraph 138 of the NPPF. 
Amongst other things, the Green Belt serves to assist in safeguarding the 
countryside from encroachment. The NPPF identifies that the fundamental aim of the 
Green Belt is “to prevent urban sprawl by keeping land permanently open; the 
essential characteristics of Green Belts are their openness and their permanence”. 
 
The Framework states that substantial weight should be given to any harm to the 
Green Belt. (para.148 NPPF). 
 
The National Planning Practice Guidance confirms: 

“Assessing the impact of a proposal on the openness of the Green Belt, where it is 
relevant to do so, requires a judgment based on the circumstances of the case. By 
way of example, the courts have identified a number of matters which may need to 
be taken into account in making this assessment. These include, but are not limited 
to: 

 openness is capable of having both spatial and visual aspects – in other 
words, the visual impact of the proposal may be relevant, as could its 
volume; 



 the duration of the development, and its remediability – taking into account 
any provisions to return land to its original state or to an equivalent (or 
improved) state of openness; and 

 the degree of activity likely to be generated, such as traffic generation.” 
 
Being devoid of built form at present, the site contributes to openness of the Green 
Belt. The proposed development represents an alternative to previously consented 
surface car parking for a similar number of spaces and would utilise a smaller area of 
land. It is also important to note that the proposed MSCP’s would sit in close 
proximity to the consented HS2 Interchange Station, the earthworks for which have 
now commenced, and will therefore be viewed in a similar context within the wider 
site.  
 
Nevertheless, by reason of the height and scale of the buildings proposed, the 
current proposal would give rise to its own level of harm to openness, as well as 
resulting in encroachment into the countryside. The proposal would have a 
significantly greater impact on the openness of the green belt compared to the 
current, undeveloped situation.  
 
In summary, the significant loss of openness means that the development 
constitutes inappropriate development in the Green Belt and does not satisfy the 
requirements identified at paragraphs 149 and 150 of the NPPF.  This issue carries 
substantial weight against the development in the planning balance. 
 

The effect of the proposal upon the character and local distinctiveness of the area 
 
Policy P15 of the SLP is a wide-ranging design policy that sets out the relevant 
guidelines by which development proposals will be assessed, including that all 
development proposals will be expected to achieve good quality, inclusive and 
sustainable design. This local plan policy is consistent with the NPPF and therefore 
carries significant weight. 
 
The application site is located to the east of the consented Interchange Station and 
the new railway line. It is also bounded to the north by Park Farm and open 
countryside, to the east by the A452 Chester Road, and to the south by Hollywell 
Brook and open countryside.   
 

In assessing the impact of the proposal on the character and local distinctiveness of 
the area, it falls to be considered whether the chosen location is the most 
appropriate for the site and its surrounding area.   
 
A key component of the design evolution process has been the assessment of the 
proposal through the HS2 sifting process. Sifting describes an established HS2 
process for optioneering at key stages of design evolution. Sifting appraisals were 
carried out alongside a panel of HS2 representatives on key elements of the design, 
to feed into design decisions on the following topics: façade selection, structural 
frame selection, roof/no roof selection, and covered walkway selection.  
 
In 2017, in a report produced by HS2 Ltd titled “Interchange Station Design 
Ambitions”, details for the key criteria for the design principles for the Arden Cross 



site as assessed by HS2, UGC and SMBC were included. This report identified the 
west side of the new railway line as having the greatest potential for making 
Interchange a 'destination station' through creating ‘an active and busy network of 
streets and spaces’. This was to be contrasted with open spaces to the east of the 
new railway line which interacted with existing infrastructure connections to the site 
and complemented the surrounding landscape and heritage. 
 
The UGC later produced the “Hub Growth Plan 2019” which concluded that 
consolidating the car parking for Interchange to the east of the new railway line 
would allow ‘the commercial development around the station to be maximised, 
creating significantly more employment and housing in a high quality, mixed 
environment’. 
 
The applicant has advised that when considering potential alternative sites for the 
proposed development the following restrictions had to be accounted for:  
 

 Schedule 1 of the 2017 Act states that works which may be necessary for the 
purposes of HS2 can be carried out anywhere within set limits. These limits 
are defined as Limits of Deviation (LoD) and Limits of Land to be Acquired or 
Used (LLAU). The required car parking at Interchange Station falls under a 
category of works which must be carried out within these spatial limits.  

 

 A key design driver is to minimise the travel distance between the car parking 
and the Interchange Station, whilst guaranteeing legibility and accessibility in 
line with HS2 standards and aspirations. This reduces the possible locations 
to within the immediate vicinity of the station.  

 

 Development associated with the station must be kept within the spatial 
confines of the emerging Solihull Local Plan Allocation UK1, as discussed in 
the supporting Planning Statement. 
 

 There must be adequate vehicular access to the proposed development. 
 

The applicant advises that with the restrictions outlined above in mind there was only 
one potential alternative location for the proposed development.  This was a site to 
the immediate west of the Interchange Station which was not considered suitable for 
the following reasons:  
 

 The proposed development site is centred on the former Stonebridge Quarry, 
a heavily excavated depression to the east of the consented Interchange 
Station. The proposed MSCP buildings are designed to be built partly within 
the excavated area, reducing their prominence relative to the surrounding 
context. This aspect of the site topography presents a unique opportunity to 
reduce the visual impact of the proposed development. There is no such 
opportunity to the west of the Station.  

 

 The proposed development is centred around good placemaking. The 
proposed location has been carefully considered in terms of its future 
relationship with the Interchange Station and the future mixed-use 
development as set out as part of the emerging Local Plan allocation. Should 



the development be sited to the west of the Station, there would be a danger 
of sterilising land which is located in the future centre of the emerging 
allocation site. 
 

 The proposed development site offers good access to the A452 and the wider 
strategic road network. This is considered essential for a scheme of this scale 
and nature. The west of the Station does not benefit from the same level of 
vehicular access. 

 
Once the site to the east of the new railway line was considered the optimum 
location, 5 different options were then considered. 
 

1. A 2-block solution, with MSCP1 built within the quarry to reduce visual impact. 
Its design provides a high degree of visibility, aiding legibility between the 
MSCP and Station. It provides an acoustic buffer from the A452. It strikes a 
balance between the proximity of the MSCP to the Station and the potential 
future development to the Station. All vehicular traffic is kept in proximity to 
the A452, focussing the remainder of the site on pedestrian and cycle 
movement (the proposed development). 
 

 
 

2. A 2 or 3-block solution. Includes a triangular MSCP directly adjacent to the 
Interchange Station eastern entrance. It has a greater development footprint 
than 2-block solutions and reduces scope for making best and most efficient 
use of the land surrounding the station.  
 



 
 

3. A 2-block solution, with MSCP1 built into the quarry. This option includes the 
surface parking directly adjacent to the eastern entrance, causing a barrier 
with the future development zone and bringing motorised traffic closer to the 
Station and public realm. The site would be less pedestrian and cycle friendly 
as a result, and quality of placemaking would potentially suffer. 
 

 
 

4. A 3-block solution with development zone alongside the A452. This option 
brings motorised traffic closer to the Station and public realm. The site would 
be less pedestrian and cycle friendly as a result, and quality of placemaking 
would potentially suffer. The existing quarry is not maximised as an 
opportunity to reduce the visual impact of the buildings. The area for potential 
future development is adjacent to the A452 and disconnected from the public 
realm. 
 



 
 

5. A 3-block solution with development zone located directly adjacent to the 
eastern entrance of the Station. The MSCPs appear disconnected from the 
Station entrance, and the shape and dimensions of the development area lack 
flexibility and size. This option has a greater MSCP development footprint 
than the 2-block options. 
 

 
 
 
Option 1 was chosen as the preferred option and this forms the basis of the 
submitted proposal under this application.  
 
The Design and Access Statement (DAS) submitted with the application provides an 
account of the design process and states that the scheme design for the proposed 
development follows HS2’s defined Design Vision of designing for people, place and 
time. The DAS also notes that the proposal has been developed to be inclusive and 
accessible for a diverse range of customers of all backgrounds and abilities; to be a 
space that promotes good quality of life and user experience as well as celebrating 
the local landscape; to be able to adapt and meet the changing needs of future 
generations.   
 
The applicant’s choice to pursue two MSCP buildings rather than three has 
necessitated the provision of taller buildings, albeit over a smaller plan area. This 
arrangement would accommodate the parking numbers required.  As previously 



discussed, the overall height of the buildings has been reduced by recessing the 
buildings within the existing quarry.  As such the height of the buildings would be no 
higher than the roof of the main station building.  This allows the visual impact to be 
minimised as far as possible and would greatly reduce the possibility of the proposed 
development competing with the station.  The applicants state that the height of the 

pavilion is also designed to further mediate the scale of the MSCP and relates to the 
height of the courtyard buildings at Park Farm. 
 
The DAS advises that the massing of the MSCP buildings has been informed by 
function and has developed from efficient use of space to accommodate the parking 
numbers required. A number of design elements were introduced to articulate the 
rectilinear forms, involving vertical cores to break up the mass of the building and 
provide multiple public entrances, with feature cladding to create legibility and ease 
of navigation, while the smaller pavilion building provides a clear main entrance and 
provides a transition between the car park and Interchange Station.  The geometry 
line of the main concourse is used to combine the external customer walkway and 
the entrance plaza, while a colonnade supports a larger canopy that creates a 
covered waiting area at a civic scale.  
 
The applicant acknowledges that the location of the proposed development to the 
east of the HS2 Interchange Station means that the MSCPs will be a predominant 
feature visible upon approach from the A452. Whilst this benefits users, in terms of 
access and navigation, the design also needs to frame and visually complement the 
station design. 
 
The DAS notes that several features of Interchange Station were identified as being 
opportunities for integration into the design of the MSCPs, in order to ensure that the 
MSCP scheme would not visually compete with the station. Similar material 
treatments, colours, and forms were all considered for use in the MSCPs to ensure a 
design that is appropriate to the development context and consistent with the HS2 
common design principles, emphasising the relationship between Interchange 
Station and the MSCP buildings, as well as improving clarity across the scheme for 
users.  
 

The DAS advises that the cladding of the main MSCP buildings was inspired by 
materials that had a translucent quality which would create a visually lighter impact 
for the mass required, involving three-dimensional perforated metal.  The DAS states 
that this helps to define entrances and exits and create animation along the façade 
from differential lighting at different times of day that again helps to break down the 
mass of the building.  The perforated cladding conceals the concrete frame of the car 
park whilst enabling natural daylighting and ventilation across the building. 
  
It is aimed to articulate the building mass by the use of contrasting materials of the 
cores which rise above the level of the main façade cladding with precast concrete 
surrounds, which are intended to appear as distinctive solid features that break up 
the horizontal plane of the MSCP, highlighting the entrances to the MSCP and aiding 
navigation. Fins aim to add further articulation on the bronze façade which 
differentiates the cores from the flat panel cladding below.  Glazing to the stairs 
behind the fins allows light to permeate the cores.  A bronze clad protruding hoop 
defines a clear entrance point for customers with the intention of creating a human-



scaled ‘gateway’ to the MSCP building.  This connects to the bridge from the surface 
parking that crosses the perimeter maintenance path surrounding the MSCP.   
 
MSCP1 and its pavilion will be constructed overlooking the covered accessible 
surface parking and PV canopies within the surface car park to the west of MSCP1. 
This surface car park would be for phase 1 of the scheme and would accommodate 
155 covered accessible spaces, 155 enlarged spaces and 240 standard spaces (to 
include 37 staff spaces and 3 spaces for emergency maintenance vehicles).  
Between each parking row would be a pedestrian path leading pedestrians from the 
car parking spaces towards the station approach. 
 
The DAS notes that a carefully considered landscape strategy around the concourse 
knits together the higher and lower levels. Landscaped areas weave and flow around 
the simple and linear architecture of the entrance pavilion, providing ramped access 
from the surface level car park on to the main pedestrian concourse link.  The 
ambition is to create clear sight lines between the MSCP and Interchange Station so 
to connect the two key sites to one another.  Designated pedestrian routes across 
the site are separate from vehicular traffic. The layout of the scheme aims to ensure 
visibility of the MSCP from the A452 and put other developable areas near to and 
visible from Interchange Station. 
 
MSCP2 forms Phase Two of the proposed development which has been submitted 
in outline and includes details of means of access, external layout and scale, and 
landscape.  
 
Phase Two would meet the predicted future parking demands of Interchange Station. 
MSCP2 would mimic MSCP1 in scale and appearance for cohesion and clarity of 
function across the MSCP buildings. The second pavilion to MSCP2 also helps to 
provide a legible entrance, as well as framing an enclosure for the accessible 
parking and walkway that provides a clear access route to the station. 
 
Indicative images submitted in support of the application show that MSCP2 would 
reflect the massing and articulation of MSCP1 in Phase Two of the project, including 
its entrance colonnade.  Similar levels, datums and façade treatment creates 
association between the two buildings to emphasise the shared function. 
 
MSCP2 would be constructed next to MSCP1 on the site of the Phase one surface 
car park.  During the period of construction of MSCP2, the surface car parking is 
proposed to be temporarily relocated to the south of the site which can be reached 
by the existing access roads from the A452.  The form and entrance pavilion of 
MSCP2 would mimic MSCP1 with an aim to emphasise a common function and 
clear relationship between the buildings.  
 
The most recent report of the HS2 Independent Design Panel, from the meeting held 
in June 2022, identified that pedestrian and vehicular routes need to be clear and 
legible, so it is obvious which routes people should take. The applicants have 
confirmed that pedestrian flow modelling has been completed for specific areas of 
the Interchange site including the East Plaza area which has informed design 
choices. Wayfinding assessments are proposed to be carried out at detailed design 
stage. 



 
The Panel also recommended further studies be undertaken to ensure the proposals 
will provide an inclusive and welcoming environment for all, including reviewing the 
lighting approach to avoid stark areas of light and shade, and the proposed 
perforated metal cladding to ensure it does not create an uncomfortable environment 
for people who are sensitive to strong patterns. The applicants advise that the MSCP 
design has been developed in accordance with the relevant British Standard in 
relation to minimum light levels and variations in light levels, with consideration to 
people with a range of visual impairments to ensure inclusive design. 
 
The Panel recommended exploring opportunities to rationalise the proposed road 
network to reduce the number of vehicle routes and create a more generous car-free 
public realm – for example, removing the road in front of the second multi-storey car 
park. It also suggests that the design of the road between the two car park buildings 
should be revisited to ensure it positively contributes to wider public realm ambitions. 
In response, the applicant has advised that the number of vehicles crossing between 
MSCP2 and the station is anticipated to be very low (generally the users of the 29 
external designated accessible spaces only with occasional service vehicle access). 
Pedestrian access is prioritised across this road. The design and materials for the 
maintenance road in between MSCP1 and MSCP2 could be secured by by an 
appropriately worded condition relating to hard and soft landscaping.  
 
In terms of architecture, the panel welcomed the efforts which have been made to 
incorporate echoes of the design approach for Interchange Station.  The panel 
considered the quality of the overall architectural composition and materiality to have 
improved since early iterations and the panel supports aspects of the design such as 
the strength of the columns and the articulation of the metal grid. 
 
The Panel appreciated the decision to use an oversize diamond pattern in the metal 
cladding to help reduce the perceived scale of the building, however, questioned 
whether this comes at the cost of the legibility of the building and way finding. 
 
In terms of public realm, the panel supported the provision of opportunities for 
meaningful rest to encourage people to use them. The applicants have responded to 
note that a variety of seating opportunities have been incorporated at various 
locations and naturalistic 'play on the way' items have been added in several areas 
and have adjacent seating. 
 
SMBC Landscape, SMBC Ecology and the IDP questioned whether living walls and 
roofs could be introduced as part of the car park building, for example on the edges 
closest to the more natural areas of landscape, to help soften the building and add 
visual interest.  In response, the applicants advise that a biodiverse (brown) roof is 
included on the entrance pavilion buildings.  Green walls solutions were explored as 
part of the façade sift but were not adopted for the scheme, primarily due to 
concerns in relation to maintenance and longevity of such systems.  
 
The Panel noted that the pedestrian paths between the MSCPs and the station are 
not covered and consider this a missed opportunity. However, officers note that the 
surface level car parking areas approved through the reserved matters planning 
application did not offer covered walk-ways. Car parking spaces are also located at 



significantly greater distances from the station than now proposed. Approval of this 
application would not preclude covered walkways being subsequently brought 
forward if required, subject to necessary approval being obtained. 
 
North Warwickshire Borough Council have commented that the visual impact of the 
structures needs to be significantly reduced via better design and substantial 
structural landscaping along the A452 frontage, and that some parts of the car parks 
are still some distance from the station itself. They also comment that smaller multi-
storey car parks closer to the station might be preferred from users’ viewpoint and 
may have less visual impact.  
 
The applicants have responded, in summary, that the multi-storey format of the 
proposed development allows a greater number of parking spaces to be sited in 
closer proximity to the station than would have been the case with the consented 
scheme. The format provides an efficient layout, maximising opportunities for 
sustainable development elsewhere in the vicinity of the station. This space would 
otherwise be occupied by surface car parking. In terms of scale, the proposed MSCP 
buildings are located within the former Stonebridge Quarry which allows the 
buildings to be built partly within the excavated area, reducing their prominence 
relative to the surrounding context. The main entrance pavilion mediates the 
massing of the building in relation to surrounding context, providing a sense of arrival 
to and from the station. The design of the proposed MSCP buildings supports 
legibility between the car parking and the Station. They act as an acoustic buffer in 
relation to the A452, supporting potential future public realm and development land 
in the vicinity of the Interchange Station.  
  
The applicants also note that series of engagement exercises with stakeholders and 
consultees took place (prior to application submission) to discuss scale, massing, 
and heritage considerations, to which invitations to many of these sessions were 
extended to North Warwickshire Borough Council.  
  
The applicants state that the proposed design has taken account of all site 
opportunities and constraints and seeks to work in harmony with the existing 
landscape. The scale and massing of the proposed development has been carefully 
designed to respond to the site context, with notice paid to the links with the 
consented Interchange Station, and the relationship with heritage assets including 
Park Farm and the wider Packington Estate. 
  

The applicants also responded that Independent Design Review Panel process 
allowed a number of different options for the proposed development to be explored 
in terms of user experience, connectivity with Interchange Station and futureproofing, 
in line with Local Plan Policy P15. The scheme has been developed to be inclusive 
and accessible for a diverse range of users; to be a space that promotes good 
quality of life and user experience as well as celebrating the local landscape; and to 
be able to adapt and meet the changing needs of future generations. This will be 
achieved by a design that integrates arrival, connectivity, and landscape. The 
proposed development provides significantly shorter travel distances when 
compared to the consented scheme. 
 



SMBC Urban Design have considered the proposals in the light of IDP comments 
and the applicant’s responses. SMBC Urban Design note that whilst the applicant 
illustrates a number of options for the arrangement of the car parks, the benefits of 
using the level changes of the quarry are recognised with regards to opportunities to 
reduce its overall scale.   
 
The different scale and materiality of the service cores compared to the main body of 
the car park is considered to improve the legibility of the building and provides choice 
to users as to where to access or exit the building.  Whilst this is a large building, it is 
evident that the design breaks up the scale and mass by introducing height variation 
and textured building materials which help create shadow relief to the built form, 
whilst responding to the height of Park Farm and body of the MSCP to the 
Interchange building. 
 
In terms of MSCP2, SMBC Urban Design have commented that it is recognised that 
the scale and context of the area is likely to change over the coming years (subject 
to the adoption of the draft local plan and obtaining the necessary consents), 
however, it is important that the development of MSCP2 retains the design vision in 
order that they be read as a pair of ancillary buildings to the Interchange Station.  
The quality of materials and landscape intent must not be diluted as these buildings 
will provide the ‘gateway’ and first impression on arrival by private car to the 
interchange and UKC Hub area. 
 
In terms of Arts and Culture, the Design and Access Statement puts forward an Arts 
and Culture Strategy which states that the proposed development provides 
opportunities for an integrated approach for art and culture aligning with the strategy 
defined for the Interchange Station. 
 
The DAS advises that commissions would form part of a coordinated approach with 
the timescales listed in the Interchange Station Design and Access Statement and 
will be further developed during the detailed design stage of the project through 
engagement with an Arts Coordinator. 
 
SMBC Urban Design considers that this should reflect the Arts Strategy for the 
Interchange Station in order to improve the legibility between the Interchange and 
these ancillary buildings.  The IDP also recommended finding ways to use art as part 
of the proposals including elements such as wayfinding, seating, canopies to add a 
sense of creativity and distinctiveness. 
 
The applicants highlight that a shortlist of potential locations to incorporate artwork 
was outlined in the Design and Access Strategy, based upon the Interchange Station 
Arts and Culture Strategy which have been further reviewed in conjunction with the 
HS2 Arts and Culture leads and an Arts and Culture Delivery Strategy Plan is being 
prepared for review at future design stage. 
 
It is recommended that an informative be imposed, should the application be 
approved, to encourage the applicants to ensure that the detailed designs for public 
realm features, such as seating, lighting, bollards and similar security features, 
canopies, and other landscaping opportunities such as in relation to 'land art', are 
developed with regard to HS2's Arts Strategy and in consultation with other 



stakeholders including the Council's Art's Officer.  This was the same approach for 
the Interchange Station Schedule 17. 
 
Given the above, subject to the implementation of a detailed landscape scheme that 
recognises the importance of the interface of the site boundary and the wider hub 
area and resolution of matters raised by the IDP panel either at detailed design stage 
or through flexibility in relation to levels of parking provision,  number of EV charging 
points and WCs, the proposals are considered to be acceptable in terms of their 
impact on the character and local distinctiveness of the area, subject to conditions to 
secure such details. The proposals are therefore considered to accord with Policy 
P15 of the Solihull Local Plan and this carries neutral weight in the planning balance.  
  
Impact on designated heritage assets 
 
The Planning (Listed Buildings and Conservation Areas) Act 1990 Section 66 
addresses the general duty for LPAs with respect to listed buildings in the exercise of 
planning functions. It requires that:  
 

1. In considering whether to grant planning permission for development which 
affects a listed building or its setting, the local planning authority…shall have 
special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses.’ 

 
In this context, preserving means not harming the significance of the assets, as 
opposed to making no change at all to settings.  
 

Chapter 16 of the NPPF addresses the need to conserve and enhance the historic 
environment and looks specifically at proposals affecting heritage assets.  
 
Paragraph 195 states: 
 

“Local planning authorities should identify and assess the particular 
significance of any heritage asset that may be affected by a proposal 
(including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. They should 
take this into account when considering the impact of a proposal on a heritage 
asset, to avoid or minimise any conflict between the heritage asset’s 
conservation and any aspect of the proposal.” 

 

Paragraphs 199, 200 and 201 of the Framework relate particularly to the impact of a 
proposal and great weight should be given to the conservation of the asset as well 
as the consideration of harm in the context of heritage assets.  Where a proposal 
would lead to substantial harm to a designated heritage asset, consent should be 
refused unless substantial public benefits would outweigh the harm or loss, or it 
meets the circumstances set out in paragraph 195. 
 
Paragraph 202 states that “where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal including, where appropriate, 
securing its optimum viable use.” 



 

The Framework, at paragraph 203, also requires the consideration of non-
designated heritage assets which should be taken into account in determining the 
application.  It states that “in weighing applications that directly or indirectly affect 
non-designated heritage assets, a balanced judgement will be required having 
regard to the scale of any harm or loss and the significance of the heritage asset” 
 

Local Plan Policy P16 Conservation of Heritage Assets and Local Distinctiveness 
recognises the importance of the historic environment to the Borough’s Local 
character and distinctiveness, its cultural, social, environmental and economic 
benefits and the effect this has on civic pride.  The policy lists five characteristics 
which are considered to make a significant contribution to the local character and 
distinctiveness of the Borough including: 
 

iii. The Arden landscape, historic villages, hamlets, farmsteads, country and 
lesser houses and the distinct medieval core of historic rural settlements 
including Berkswell, Barston, Temple Balsall, Meriden Hill, Walsal End, 
Hampton in Arden, Bickenhill and Knowle. 

iv. Parks, gardens and landscape including common, woodland, heathland and 
distinctive fieldscapes as defined in the Warwickshire Historic Landscape 
Characterisation. 

 

The policy states that development will be expected to preserve or enhance heritage 
assets as appropriate to their significance, conserve local character and 
distinctiveness and create or sustain a sense of place. 
 

The consideration of scheme impacts upon heritage assets includes temporary 
impacts through construction, and permanent impacts during operation. 
 
Temporary impacts could include visual impacts of tower cranes and night-time 
lighting, noise, dust, and visual impacts from construction and vehicle movements. 
Where severe, impacts could temporarily harm the viability of heritage assets, for 
example if excessive noise and dust render a listed house vacant for a period. 
 
Permanent impacts, such as building appearance, roads, lighting and noise, can 
alter in magnitude, for example diminishing as tree planting develops and matures or 
as external building finishes weather and become less prominent.  
 

In this instance, the impacts of the proposed development are judged against the 
baseline of the consented surface car parking and its roads and lighting allowed by 
the High Speed Rail (London-West Midlands) Act.   Whilst the works to provide the 
consented long stay car parking areas have not yet been commenced, construction 
of the railway line is underway and represents the fall-back position in the event that 
the current proposal fails to be delivered. The consented surface car parking for up 
to 7,500 spaces (7,269 approved at reserved matters stage) would bring about its 
own impacts on heritage asset significances, as explained in the Hybrid Bill.  
 

The most significant Designated Heritage Assets (DHAs) affected by the proposals 
are: 
 



 Park Farm - grade II* listed Park Farmhouse immediately north of the site 
located off the A452.  It sits beyond current and former farm buildings that are 
currently used as a conference centre and commercial rental units.  The 18th 
century farmhouse remains a dwelling partly inspired by ‘Strawberry Hill’ 
Gothic architecture. 

 Packington Hall – grade II* located to the east beyond the A452 and river 
Blythe.  This includes several other listed buildings situated around the Hall, 
including the stable block (Grade II) and walled garden (Grade II). 

 Registered Park and Garden of Packington Park – grade II* including 
numerous listed structures within such as the estate church, stables block, 
kitchen garden wall, bridges, and gate lodges. The Hall and the Registered 
Park and Garden are within North Warwickshire district.  

 
There are also a number of other designated heritage assets within 2km of the 
proposed development, including: 
 

 The Rectory – grade II is an early 19th century building located approximately 
640m from the proposed development and to the west of the River Blythe. 

 St Bartholomew’s Church – grade II which dates back to the 12th century 
albeit much altered in the 19th century, is located approximately 600m from 
the proposed development and to the west of the River Blythe. 

 Mill Farmhouse - grade II is a red-brick house from the early 18th century 
located approximately 665m from the proposed development and to the east 
of the River Blythe. 

The setting of undesignated heritage assets (HAs) must also be considered in 
proportion to their significance. The most significant here is the 19th century stone 
and brick railway bridge outside the Registered Park and Garden near Park 
Farmhouse, also within North Warwickshire.  
 

As required by the NPPF, The Heritage Statement addresses all relevant Heritage 
Assets, and any potential harm to them.  As a first principle, harm should be avoided, 
however, as is often the case that has not been possible through the proposal.   
 

- Park Farmhouse 
 

Park Farmhouse complex is the closest designated heritage asset to the application 
site.  It is bounded by a tall earth mound and hedgerows which shield it from the 
quarry immediately adjacent. Due to Park Farm's high elevation, Resorts World is 
visible from the premises, and the barns are in turn visible from the quarry site when 
on foot. There is little visibility to or from the Grade II* listed house which is 
surrounded by tall trees and vegetation. Upper windows of the house offer views 
towards and beyond the application site in the context of the station and surface 
parking plus other infrastructure in the Act. 
 

Its significance arises from aspects such as architectural quality, representation of 
design fashion, a position on locally high ground, and its orientation towards the 
turnpiked road and Packington Hall. The farmhouse was likely designed as an 
‘eyecatcher’ for the park.  As the estate land agent’s home, its presence on a major 
road and in an elevated overlooking position gave an air of supervision by the 



important employee. The house is sited as proposed by ‘Capability’ Brown in a 
landscape design that represents additional significance, as evidence of his design 
vision for the park.  
 

Historic England note that in terms of significance Park Farmhouse is the most 
important heritage asset to be affected by the proposed development. Historic 
England also note that the former Stone Bridge Quarry to the south-east of the 
house, which is where the development will be located, does nothing to enhance the 
current setting of the farmhouse. 
 

In 2019, as part of the proposed allocation of Site UK1 in the Local Plan Review a 
Heritage Impact Assessment was produced which took account of the development 
by the High Speed Rail (London-West Midlands) Act. The assessment concluded 
that Park Farmhouse was of high archaeological, architectural and historic interest, 
and medium artistic interest. In heritage values the assessment concluded that the 
building and site are considered to have high evidential, historical and artistic values.  

 
Clear views to the MSCP site from Park Farmhouse were identified and the 
assessment suggested that development in the area of the application site and wider 
Arden Cross site would fail to preserve the setting of this Grade II* building contrary 
to Section 66 of the Act. The assessment noted that the relationship between Park 
Farmhouse and the pleasure grounds constitutes, in terms of Historic England’s 
Good Practice Advice, a “View which contributes more to understanding the 
significance of both assets since they rely on topographic features” given the 
elevated farmhouse site. In terms of the wider site affecting Park Farmhouse it 
envisaged a scale of development too large for screen planting such as shelter belts 
to successfully mitigate impacts, and encouraged planting located to enhance key 
views to and from the building.  
 
An important element of its setting is surviving views to and from Packington Hall 
and Park, emphasising its ‘eyecatcher’ role as part of the set of picturesque parkland 
features. Where visible, the proposed MSCP buildings and associated light spillage 
would cause some harm to those views. The Heritage Statement notes high 
intervisibility between Park Farmhouse and the MSCPs, and visual impacts of the 
post-war and historic farm buildings between them. It concludes that day and night-
time impacts upon the setting and significance of the grade II* listed building are 
likely.  
 
The LVIA notes that the Interchange Station and infrastructure will mean 
considerable change, with possible open views of the site from the upper storeys of 
Park Farmhouse, and partial views of MSCP1 and a small proportion of MSCP2 at 
ground level. The station is said to be of the same height at a similar distance such 
that the MSCPs would have less impact in that forthcoming context. Proposed 
planting is noted because it should gradually soften and reduce the proportion of 
built form that is visible. 
 
The Landscape and Visual Impact Assessment, which rates the view looking south 
from Park Farm, including that from the grade 2* listed house upper floors, and from 
the barn and parts of the house gardens as one of high sensitivity.   
 



The LVIA describes the proposals as being similar to the baseline, however, this 
proposal would give highly visible tall buildings instead of surface parking and 
lighting columns, with substantial built form being the prime concern. 
 
The Heritage Statement suggests the level of likely harm arising from the proposed 
development is ‘less than substantial’ to Park Farmhouse.  It considers the harm 
arising would likely be on the lesser end of the scale of less than substantial through 
minor erosion of significance.  
 

The ES Heritage Chapter and the LVIA conclude a ‘Moderate adverse’ less than 
substantial harm impact due to the large buildings and new light spillage. It considers 
the scale of Interchange Station comparable, but as the MSCP buildings are not 
immediately adjacent they may not be read together in a way that significantly 
diminishes the buildings visual impact upon the setting of Park Farmhouse.  
 

The LVIA also concludes a level of harm of ‘moderate less than substantial’ for 
impacts on the setting of Park Farmhouse, varying between viewpoints. 
 

SMBC Heritage Assets advice considers the harm to the significance of this 
Designated Heritage Asset to be ‘low to moderate’. Part of the experience of the 
asset are the glimpses of Park Farmhouse from the A452, where tree cover 
obscures much of the view of an obviously late 18th or early 19th century estate 
farmhouse with brick farm building group and typical 20th century sheds. This 
appreciation arises without knowing that Packington Hall lies behind tree cover to the 
east as the heart of the estate. The baseline scheme would remove some of the 
trees and would soon make Park Farmhouse easier to appreciate in this view. 
  

The LVIA viewpoint images not only illustrate the view when looking from the farm 
complex southern edge but also represents the view from the Park Farmhouse upper 
floors some 60 metres further away.  Whilst the consented baseline surface car 
parks and vehicles using them might not be visible in this direction, the MSCP 
buildings and associated lighting certainly would be. Surface parking lighting might 
also be visible from here. 
 
The property most affected by new artificial lighting is Park Farm as the nearest 
dwelling and the impact is identified as ‘Minor adverse’.  Park Farm is set at a higher 
level to the proposed car parks with the upper level of the MSCP buildings being 
13m higher than existing ground level at Park Farm.  The MSCPs will emit some light 
at upper storeys through the mesh walls and perhaps to a minor extent from the 
open roof deck behind parapets. This will be new light spill differing to that from the 
10m high column lights that were approved within the surface car park in that area. A 
well-designed scheme will minimise this impact as much as possible and this can be 
secured by condition similar to that imposed on the reserved matters approval 
(PL/2020/00275/MAROT).  
 

- Packington Hall and its Registered Park and Garden 
 
Packington Hall and its registered Park and Garden are both grade II* listed and are 
of High and Exceptional significance respectively. They are fine examples of the 
English country house and its picturesque parkland and pleasure grounds; the park 



status being elevated by its design by Lancelot ‘Capability’ Brown.  The parkland 
contains numerous listed structures and buildings, assessed as an entity with 
collective value.   
 
The LVIA viewpoint looking west from the Hall, across the garden and parkland, 
illustrates a highly significant asset, of ‘very high sensitivity’. 
 

Despite the lower floors of the MSCP buildings being within the existing quarry, the 
ES reports that the parapets of the MSCP would likely be seen at a distance, above 
and through trees when they are not in leaf and some parts would break the skyline 
between the trees.  The viewpoint suggests a clear visual impact at a distance with 
the contribution to the overall significance of the DHA possibly being affected.   
 
Whilst Packington Hall is about 1.4km from the application site, the Heritage 
Statement notes that Packington Park is as close as 700m to the site, so the scale 
and massing of the MSCPs in relation to the scale of the park and its notable 
features give a potential impact in long-distance views. The topography and 
established trees (mostly on Packington Hall land) would restrict views of the MSCPs 
and their light spill from the Hall itself.  
 
Whilst screening vegetation is impermanent and mostly outside the applicant’s 
control it seems likely, however, that these fundamental components of a registered 
park that filter views towards major transport and commercial sites would be retained 
and would be replaced if they fail.  
 
The baseline scheme would provide car parks and vehicles largely concealed by 
topography and vegetation, but some lanterns and light spill would be visible. The 
night-time lighting over-halo is reported as no greater than that of the base scheme, 
so that the significance of the Hall and Park are sustained.  
 
The Heritage Statement identifies the harm as ‘Low less than substantial harm’ and 
the ES Heritage Chapter and LVIA report ‘Minor Adverse impacts’. The LVIA 
concludes ‘low to moderate less than substantial’ harm, as an impact on the setting 
of Packington Hall Registered Park and Gardens that would vary between 
viewpoints.  
 

- Railway Bridge (non-designated heritage asset) 
 

The Heritage Statement fully assesses this former Derby branch line bridge above 
Park Farm’s drive into the park. This bespoke, carefully detailed structure was 
probably built at the landowner’s insistence as part of the set of status symbols for 
the estate on approaches, including alongside Holyhead Road turnpiked around the 
build date of Park Farm (diverted from its course through the park). Historic England 
note that whilst much of the estate is effectively hidden from view by the railway 
embankment, historically there was a key view through a skew bridge between Park 
Farm and Packington Hall. This was clearly deliberately designed to allow for that 
inter-visibility, which will not be affected by the scheme. SMBC Heritage Assets 
agree with the conclusion that the significance of this heritage asset and the view 
through between farm and hall would be maintained. 
 



- Lighting Assessment relating to Heritage Assets 
 

A variety of lighting measures will be required for the MSCP for wayfinding and 
security. Due to the historic character of the local landscape and the proximity of 
listed heritage assets such as the Packington Estate, the illumination of the MSCPs 
at night has been carefully considered in order to minimise impacts from excessive 
light pollution from within the MSCP and around the access roads and surface car 
park areas. 
 
There are three key strategies which have been adopted in order to minimise the 
effect of the light spill from the proposed development and ensure that it is does not 
exceed the impact of the consented surface parking scheme. 
 

1. A higher quantity of low power luminaires mounted closer to the area to be lit 
has been adopted, as this will provide a scheme which is far less likely to 
cause light pollution compared with more powerful but fewer luminaires. All 
lighting columns and wall mounted bulkheads do not exceed a height of 4m in 
order to achieve minimal sky glow. 

2. Lighting will be on smart presence sensors and during the hours of operation 
until 11pm and will dim the lighting to a predetermined level ~25% when areas 
are not in use. Post 11pm lighting will be off unless presence is detected. 

3. Luminaires have been selected which have close to 0% uplight and are non-
adjustable/aimable meaning that the light is in a fixed position. This ensures 
that the scheme will remain compliant long after completion. 

Luminaire heights across the proposed scheme will be kept to 4m or below in height 
to minimise the visual impact on local receptors.  On the top deck of the cark park, 
luminaires positioned centrally will not exceed a level of the top of the roof to the 
cores whilst the perimeter luminaires will be fixed to the Level 9 parapets. 
 
In terms of existing night-time conditions, the existing lighting on the M42 is fairly well 
contained as this section of the motorway is in a cutting. The airport and NEC sites 
beyond the M42 give a degree of over halo, as does the dense conurbation beyond 
and around them.  The light spill from the MSCPs will be significantly closer to the 
heritage assets and their settings than the existing situation. The Heritage Statement 
suggests that the lighting approved under the base scheme would give a negative 
impact that this scheme would prevent. Whilst the baseline scheme included external 
lighting across the surface car parks, proposing 10m columns in comparison to the 
4m columns now proposed, officers would point out that The Act and EMRs require 
lighting to be designed to ensure that the impacts identified and accepted within the 
ES would not be exceeded. A condition was imposed on the reserved matters that 
required the lighting details to be submitted and approved to enable the Local 
Planning Authority sufficient control on this matter.  
 
The MSCPs will allow some light to filter through their mesh cladding and open roof 
decks, however, the existing light pollution backdrop and additional light of the 
surface car parks allowed by the Act must be used as the baseline. It is considered 
that any lighting impact will be focussed more on the two buildings than spread 
across a much wider area of surface parking that would be delivered through the Act. 
 



The Lighting Assessment also suggests there would be significant additional light 
spill from the proposed buildings and predicts a minor adverse impact on Park Farm 
and a negligible impact at Packington Hall and its park. In heritage terms, the DHAs 
that would potentially experience this are Park Farmhouse, and Packington Hall and 
its Registered Park and Garden. Therefore, to ensure the impact is minimised details 
of the lighting will be critical and this can be secured via the imposition of a suitably 
worded condition attached to any approval, similar to that on the reserved matters 
approval. 
 

- Summary 
 
It is considered that the heritage asset most clearly affected by the proposed 
development is Park Farmhouse. The applicants conclude that the impact on the 
significance of Park Farmhouse will be less than substantial, calibrated as a 
moderate level of harm in the heritage assessment.  All the other impacts are at the 
low end of less than substantial harm. 
 
Historic England note that as far as is possible the design of the car park ameliorates 
the impact of the scheme. The scheme seeks to minimise the impact. The lighting is 
one of the most significant elements of the possible impact, as well as the quality of 
design, including the selection of appropriate materials. The top deck would be 
sufficiently screened so that cars would not be visible which is particularly important 
and will help to reduce the impact. 
 
The lowest levels of the car park will be accommodated by the depth of the quarry in 
this location. However, the upper levels will still be tall when set against this heritage 
asset rising above the ground level on which the farmhouse stands.  
 

Therefore, it is considered that the two MSCP buildings, together with their external 
lighting, roadways, and associated development, would cause:  
 

 moderate less than substantial harm to the setting and therefore the 
significance of Park Farmhouse; and 
 

 a low to moderate degree of less than substantial harm to the setting and 
therefore the significance of Packington Hall and its registered Park and 
Garden.  

 

The harm would result from the impact of the two large buildings and their lighting in 
views where the setting and therefore the appreciation of the significance of these 
DHAs would be affected in a way that matters. The significance of numerous other 
heritage assets would not be harmed, which does not always indicate that the 
scheme would not be visible in their setting. It simply means that where development 
would be seen, the resultant impacts would not affect the setting in a way that would 
harm asset significance. 
 
The Heritage Statement concludes that some views of or from heritage assets will be 
harmed, but as other views will survive that harm cannot be considered substantial 
(where all or most of the significance of the asset is, in the words of a legal decision, 



‘drained away’). SMBC Heritage Assets agree that the residual harm would be ‘less 
than substantial’.  
 
The proposal has been designed to minimise its impacts, as required by the NPPF, 
and some residual impacts are evident. The impacts are judged not as the site 
appears today, but with a baseline scenario in which the HS2 Act consented car 
parks have been constructed, lit and used. Surface car parks have a constant visual 
impact through their presence and through the variety of colours in which parked 
cars are found, and a dynamic impact as vehicles move through them, including with 
headlights at night.  
 

Whilst it is acknowledged that some harm has been prevented by careful design and 
detailing, temporary and permanent impacts of the proposed MSCPs will still cause 
‘less than substantial harm’ to three Designated Heritage Assets of high or 
exceptional significance. It is therefore considered that the proposals are not fully 
compliant with Policy P16 of the Solihull Local Plan 2013, although the amounts of 
harm are between low and moderate, rather than greater.  
 
There are no significant heritage benefits to weigh in the balance when considering 
the scheme.   Therefore, paragraph 202 of the NPPF applies, which requires the 
harm the scheme causes to designated heritage assets to be weighed against the 
public benefits of the scheme. These positives are to be weighed against harm to 
some elements of their settings by the new buildings.  
 
Given the identified less than substantial harm that arises from the proposals, it falls 
to be considered whether there are any public benefits in support of the proposal, 
that would offset the identified harm enough to justify the proposed development.  
 
This balancing exercise is carried out later in the report. Notwithstanding the above, 
should the application be considered acceptable having undertaken the balancing 
exercise, a suitably worded condition is recommended to ensure that the design 
detail successfully minimises the MSCPs impacts upon the significance of heritage 
assets, including exact colour and finish surface, as well as landscaping details, in 
accordance with Policy P16 of SLP. 
 
Landscape and Visual Impact 
 
Paragraph 174 of the NPPF confirms that the planning system should contribute to  
and enhance the natural and local environment by protecting and enhancing value  
landscapes. 
 
Policy P10 of the Solihull Local Plan recognises the importance of a healthy natural  
environment in its own right and requires new developments to safeguard important  
trees, hedgerows and woodlands. 
 
Other guidance documents which are relevant to the site include Natural England’s  
National Character Area (NCA), 97 ‘Arden’, the Warwickshire Landscape Guidelines,  
‘Arden’, Solihull’s Countryside Strategy, Solihull’s Green Infrastructure Strategy and 
Warwickshire Historic Landscape Characterisation.  
 



The site falls within the ‘Arden Landscape Character Area’ as defined by Natural  
England’s National Character Area (NCA), 97 ‘Arden’ (November 2014) and the  
Warwickshire Landscape Guidelines, ‘Arden’. The key characteristics of which are  
recorded include: - 
 

 well-wooded farmland landscape with rolling landform; 

 mature oaks, mostly found within hedgerows, together with ancient 
woodlands, and plantation woodlands that often date from the time of 
enclosure; 

 diverse field patterns; 

 complex and contrasting settlement patterns including those which remain  
distinct and relatively well dispersed; and 

 transport infrastructure including the M42. 
 
The site lies within the ‘Arden Parklands’ landscape type. The overall character and  
qualities of the Arden Parklands landscape type are defined as; “An enclosed, gently  
rolling landscape defined by woodland edges, parkland and belts of trees.” 
 

A Landscape and Visual Impact Assessment (LVIA) has been submitted for 
consideration as part of the Environmental Statement in support of this planning 
application to assess the likely significant landscape and visual effects of the 
proposed development. The assessment methodology of the LVIA is based on the 
Landscape Institute and the Institute of Environmental Management and 
Assessment's 'Guidelines for Landscape and Visual Assessment Third Edition' 
(2013) (GLVIA3). The methodology also follows guidance set out in 'An Approach to 
Landscape Character Assessment' (October 2014) Natural England and conforms to 
the Landscape Institute's Advice Note 06/19 'Visual Presentation of Development 
Proposals'. 
 
The LVIA assumes that the completed HS2 Interchange Station will be considered 
as part of the baseline against which to test the likely landscape and visual effects of 
proposed development and is based on the HS2 Phase One landscape character 
areas (with some adjustments to baseline to account for the construction of HS2 
Phase One baseline). 
 
The study area includes urban features, including the HS2 railway line, the NEC and 
associated development, the M42 motorway, and other main roads, as well as Blythe 
Valley Parkland Farmlands (to the east) and Solihull Rural Heartland (the site is 
located within the more urban part) which retain some more rural characteristics. 
 
In terms of landscape features on the site itself, at present, other than a small area of 
woodland to be retained there are few other features of note. The site is largely 
devoid of trees with those that are present generally confined to the south-west of 
the A452 and to the south-east of the site. However, within the site the assumed 
baseline would include new structure planting and planting areas within the surface 
car park. 
 

- Landscape Strategy 
 



The applicants advise that the landscape proposals for the surface car parking have 
been informed by and developed from the foundation of the consented scheme 
principles and HS2 Design Vision of People, Place and Time.  Areas have been 
broken down into smaller enclosures and the landscape design includes woodland 
stands, hedgerows and parkland trees.  Screening planting has been used to act as 
a buffer/filter for sensitive views whilst enhancing green infrastructure and creating 
green links. 
 
Additional buffer planting is proposed in the North-East part of the site close to Park 
Farm and the A452. SMBC Landscape requested that further consideration is given 
to additional screen/buffer planting to the southwest site boundary to act as a 
buffer/filter of views of prospective new development outside the site boundary, 
aiding future visual separation and fully integrating the proposed development 
(phase one and two – including construction phase) into its setting, enhancing green 
infrastructure and creating green links. Bickenhill Parish Council have also 
commented that sufficient natural screening should be provided to reduce and soften 
the visual impact of the multistorey parking structures, while North Warwickshire 
Borough Council also request substantial structural landscaping along the A452 
frontage. A suitably worded condition is recommended, in accordance with Local 
Plan Policy P10 (Natural Environment), Policy P14 (Amenity), P15 (Securing Design 
Quality) and in line with paragraph 127 of the NPPF. 
  
Throughout design development, significant consideration was given to the 
inclusion of parkland trees species characteristic of the ‘Brownian’ landscape nearby. 
The importance of this is accepted, and planting proposals will reference the locality. 
Birmingham Airport have emphasised the importance of avoiding certain tree 
species. This requirement will need to be balanced carefully with other aspects of the 
vision.  
 

Whilst it is understood that the landscape will aim to reference that of the nearby 
Capability Brown Parkland landscape which lies to the east beyond the site  
with the inclusion of typical parkland tree species, additional signature tree species 
to Cedar of Lebanon, such as London plane and Evergreen oak have also been 
sought by SMBC Landscape. Agreement in relation to tree species should be 
reinforced by a suitably worded condition attached to any approval. 
 
Furthermore, while parkland tree species are proposed to the North of MSCP1, 
officers requested similar landscape treatment be given to the east also, given the 
proximity of the nearby Capability Brown parkland landscape beyond. A suitably 
worded condition attached to any approval could secure this.  
 
The scheme aims to create a sequence of landscape woodland blocks that enclose 
the overall design whilst providing additional opportunities for enhancing the 
proposed environmental connections with the existing landscape to the south and 
east.  These green corridors, with enclosing hedge lines and overlapping woodland 
planting, link to the existing woodland areas and aim to integrate the building with its 
surrounding landscape and break up the scale of the development.  Native planting 
for both woodland and SuDS features aim to provide important habitat creation, 
connecting new areas of habitat with the existing landscape and increasing 
biodiversity. 



 
The application includes the provision of hedgerow planting, including that to the 
south of the proposed MSCP buildings and a condition is recommended requiring a 
detailed scheme of tree and hedgerow planting to be produced and implemented as 
agreed.  
 
Local Plan Policy P15 (Securing Design Quality) sets out key principles to achieve 
design quality including “Creates attractive, safe, active, legible and uncluttered 
streets and public spaces which are accessible, easily maintained and encourage 
walking and cycling and reduce crime and the fear of crime.”  As such it is 
understood that the Landscape Masterplan has been developed to incorporate the 
following customer experience principles: 
 

 Pedestrians and vehicles will be separated wherever possible 

 Pedestrian surfaces will take priority over vehicular surfaces to reinforce 
pedestrian right of way. 

 Path widths will be generous to support inclusivity aspirations – 
accommodating pedestrian flows, whilst also allowing space for rest, 
enjoyment and play.  

 A variety of lighting will be provided for security and to aid wayfinding 

 Planting will be designed with visibility in mind, allowing good passive 
surveillance. 

 Covered seating areas for rest and amenity will be provided at regular 
intervals. Seating will be suitable for individuals and groups and set at a range 
of heights, some with areas for lateral transfer. 

 Colourful climate resilient planting that varies with the seasons will be 
incorporated for visual amenity and wayfinding. 

 
It is understood that the landscape design has been closely co-ordinated with the 
sustainable urban drainage system (SuDS) and attenuation features.  
SMBC Landscape recommend a suitably worded condition, requiring the submission 
and approval of an updated landscape masterplan and landscape planting strategy 
to specify planting numbers/areas, species, and exact planting locations for each 
planting types, and address the introduction of additional or alternative species 
and/or include recommend species substitutions such as omitting fruit bearing trees 
that cause slips or trips or attract bird droppings blemishing parked vehicles within 
the surface car parks.  
 
The applicants have advised that drainage required to connect the SuDs wetland to 
the Holywell Brook would be modified to provide a channel to mitigate the impact on 
tree roots. The route of connection is limited given that the neighbouring SuDs pond 
extends up to the westernmost edge of existing Woodland W1. Trees would not be 
removed to facilitate construction of the drainage channel and all utilities will be 
designed and routed to remain outside of the canopies and Root Protection Areas of 
retained trees where possible. A condition seeking an updated Arboricultural Impact 
Assessment and the agreement of a watching brief in relation to drainage and tree 
protection within woodland is recommended. 
 



The attenuation pond landscape treatment has been developed in response to 
Birmingham Airport Guidance notes in relation to bird strike managed, with the 
inclusion of dense perimeter planting and longer grass to discourage bird access. 
 

It is understood that the hard landscape proposals have also been developed with 
the HS2 Design Vision principles, to reflect and reference the Interchange Station 
palette of materials. Proposals have also been informed by the Landscape and 
Visual Impact Assessment (LVIA) for the proposed development.  
 
The materials have been coordinated with the architectural design to create a holistic 
and integrated public realm that flows between the Interchange Station, the Pavilions 
and the MSCPs. Paving materials will be robust, durable and provide suitable non-
slip surfaces. A naturalistic range of colours that tone with the Interchange Station 
will be utilised. Street furniture will use naturalistic materials that tone with the 
surrounding landscape, paving and building materials. The scheme design for the 
development has incorporated inclusive design principles into landscape strategy 
across the site. 
 

- Trees 
 
An Arboricultural Survey Report accompanies the application and presents a 
qualitative and quantitative assessment of existing trees to inform the proposals. The 
report identifies that the planning application boundary exceeds that of the original 
survey area and therefore some features have not been surveyed. Nevertheless, the 
applicants have confirmed that the submitted tree survey has taken account of all 
trees which will be physically impacted by the proposals. These will be protected 
adequately in line with the relevant British Standard.  
 
Two individual category B trees, 6 category B and C tree groups (in full or part; part 
of a woodland compartment) and a 164m long hedge would be removed as a result 
of the proposal. 
 
To mitigate or offset adverse effects on existing landscape features, suitably worded 
conditions are recommended to protect trees for temporary and permanent works, as 
well as limiting tree removal and levels changes across the site to that agreed via an 
updated Arboricultural Impact Assessment and Arboricultural Survey Report.  
 
Management and Maintenance 
 
A Landscape Ecological Management Plan (LEMP) is submitted with the application, 
which covers a period of five years. The applicants have advised that long term 
management of all landscaping will be the responsibility of HS2 Ltd as the operator. 
SMBC Landscape consider that a condition will be required to secure the continued 
long-term monitoring, management and maintenance of the site to ensure that the 
Design Principles and objectives within the Landscape Strategy and Landscape 
Masterplan are met throughout the operational life of the development. The updated 
LEMP should also include management prescriptions for the biodiverse roof to the 
pavilion building.  
 
Landscape and Visual 



  
Baseline views available to visual receptors (residents, walkers, pedestrians and 
cyclists, and motorists) within the study area, as identified by the LVIA, are focussed 
within 1.5km of the site. Given the context of the assumed baseline of the completed 
HS2 Phase One works for the area, which includes the Interchange Station building, 
it is considered that visual receptors would already have views of new, large-scale 
built form and infrastructure.  The assessment considers the more sensitive visual 
receptors are located at:   
 
• Middle Bickenhill Lane 
• Park Farm 
• Public Right of Way 96, between Packington Lane and the A452 roundabout 
• Packington Hall.  
 
The assessment notes that, except for Public Right of Way 96, very small numbers 
of residents are likely to be affected at these locations. In the case of Middle 
Bickenhill Lane, most of the length of the lane is now closed to traffic and public as it 
forms part of the HS2 site works.    
 
The LVIA has taken account of embedded mitigation which is inherent in the design 
for the proposed development. 
 
During construction a Construction Environmental Management Plan (CEMP) 
provides the mechanism for protecting vegetation and ecology features during 
construction. 
 
The embedded landscape and visual mitigation measures for the proposed 
operational phases would include: 
  

 Design massing and articulation of the buildings. 

 Design materials and colours.  

 Lighting strategy. 

 The design principles based on the HS2 Design Vision, People, Place and 
Time. The design has been approached with reference to National Character 
Area 97 – Arden and the Warwickshire Landscape Guidelines 1993 Arden 
Parkland enhancement guidelines promoting woodland stands, hedgerows, 
and parkland trees. 

 Landscape for surface parking is based on the consented HS2 Phase One 
scheme principles, breaking areas down into smaller enclosures, with screen 
planting to act as a buffer/filter for sensitive views as set out in the DAS. 
Based on landscape principles – Enclosing Hedge/woodland edges, Parkland 
and tree stands and Woodland blocks and belt planting. 

 Landscape design provides safe welcoming and accessible routes across the 
Site, with spaces designed for multiple functions, areas for resting, enjoyment 
and play, planting to enhance biodiversity and create a framework for 
sustainability interventions. 

 New landscape character to complement HS2 Phase One: 
- Concourse/parking (including wide footpaths, amenity planting, feature 

trees and good visibility). 



- Wetland (including pond, native wet woodland, aquatic and marginal 
planting, and damp grassland mix.  

- Native hedge and bio-retention (including native hedge and understorey, 
native shrub, perennial and bulb planting, and bio-retention marginal shrub 
and perennial planting). 

- Meadows and temporary landscape (including native meadow areas, 
native grass mosaic, and temporary native grass and earth modelling). 

 New landscape character to complement HS2 Phase One and reflect the 
proximity of Packington parkland with the inclusion of typical parkland tree 
species. 

 Monitoring of the success of the planting in line with the HS2 Technical 
Standard for Landscape Maintenance, Management and Monitoring, and as 
set out in the Landscape and Ecology Management Plan (LEMP). 

 
- Landscape effects during construction 

 
In terms of landscape effects during construction, although the LVIA has used the 
Landscape Character Areas (LCAs) assessed as part of the HS2 Phase One ES. As 
noted above the site lies within the Warwickshire Landscape Guidelines 1993 Arden 
Parklands, and is within the Enhancement Zone, where the structure and character 
of the landscape is in decline. It is considered that this is an area where resources 
for landscape and habitat restoration should be targeted. 
 
It is anticipated that the effects during construction of both MSCP buildings would 
include loss of planting proposed as part of HS2 Phase One scheme to facilitate 
construction of the MSCPs, as well as loss of temporary planting provided as part of 
MSCP1, which would be removed to facilitate MSCP2 construction. A temporary 
additional area of surface car park is required for approximately two years to allow 
construction of MSCP2. Additional cranes, vehicular movements, and noise during 
construction of MSCP1 (alongside HS2 Phase One) and in a later construction 
phase for MSCP2 to facilitate HS2 Phase Two add to the effects during construction.  
 
The LVIA considers that the landscape effects during construction would be adverse, 
however, there would also be some beneficial effects because of reduced 
earthworks compared to the HS2 Phase One surface parking scheme. The LVIA 
concludes therefore that, on balance, these changes would be considered modest in 
this context, and adverse effects on local landscape character during construction 
would be considered temporary, minor adverse, negligible or no change, and 
therefore not significant. 
 

- Visual effects during construction 
 
In terms of visual effects during construction, the HS2 Phase One (Interchange 
Station buildings, track infrastructure, roads, and car park areas), has already 
introduced many changes to views. In addition, the LVIA considers that the 
construction works for MSCP1 would be running concurrently with HS2 Phase One 
and, therefore, initially would not be judged to result in much change to the views of 
visual receptors (local people living, working and travelling along roads and public 
footpaths).  
 



The most visible changes, as identified by the LVIA, would likely be the additional 
cranes required, with the built form emerging during later stages of construction, 
close to (and not taller than) the HS2 Interchange Station building. To co-ordinate 
with HS2 Phase Two, MSCP2 would introduce a later construction period with 
additional cranes, and some loss of temporary planting may be perceptible from a 
few nearby locations. However, from the east, much of the works would be screened 
by MSCP1.  
 
The LVIA considered that, on balance, effects on visual receptors during 
construction would be relatively modest for a development of this scale and effects 
judged as temporary, minor adverse, negligible or no change (and not significant), 
except for motorists, walkers and residents on Middle Bickenhill Lane and a small 
number of residents at Park Farm (significant).  
 

- Landscape Effects during Operation 
 
In terms of the impact on landscape character during operation, the effects would be 
primarily related to adverse effects due to the large-scale built form for MSCP1 and 
MSCP2, which would be lit at night (although from some Landscape Character Areas 
there would only be intervisibility with one of these due to the screening effect of the 
other) and beneficial effects because of proposed planting and landscape strategy.  
 
The LVIA considers, in summary, given the existing baseline of HS2 Phase One the 
introduction of an additional large-scale built form would not appear inappropriate on 
this site.  Furthermore, given the proposed mitigation including careful selection of 
colours and materials, the lighting strategy and planting has minimised the effects 
such that adverse effects on landscape character areas during operation would be 
minor, negligible or no change.  The LVIA therefore considers the effects would not 
be significant. 
 

- Visual effects during operation 
 
Once completed and in use the LVIA considers the most visible change would likely 
be the additional large-scale built form of the MSCPs, which would be lit at night, and 
located close to (and not taller than) the HS2 Interchange Station building.  
 
The proposed development aims to work with existing landscape features, using the 
disused quarry which presently exists on site to reduce the potential visual impact of 
the proposed development on the wider landscape and historic environment, 
reducing the height of the building by approximately 7m via the lower two floors 
effectively being below ground level.  
 
The LVIA considers that given the height of the MSCPs, in most cases, the planting 
proposed would not result in the screening of the proposed built form, however, for 
some receptors adverse effects would be considered to reduce over time as planting 
matures, due to the filtering, or breaking up views, and the reduction in the 
proportion of built form visible. 
 
The LVIA notes that mitigation including careful use of materials and colours would 
help minimise effects, with a textured finish and recessive colours for the mass 



would help soften views and the lighting strategy would also help to minimise views 
for visual receptors. 
 
Therefore, the LVIA considers that because of the context and the availability of 
screening, due both to landform and vegetation, on balance, adverse effects on 
visual receptors during operation would be considered relatively modest for a 
development of this scale, including effects of minor adverse, negligible or no 
change, (and not significant) except for motorists, walkers and residents on Middle 
Bickenhill Lane, which would initially experience moderate adverse, and therefore 
significant views, which would reduce over time (by year 15) as planting matures to 
minor adverse and therefore not significant. The effects on a small number of 
residents at Park Farm for would reduce from initial substantial adverse effects at 
year 1 but would remain moderate adverse in the long term (at year 15). These 
effects are considered to be significant.  
 

- Cumulative Impacts and their Effects 
 
Additive cumulative effects are defined in the ES as “additive impacts (cumulative) 
caused by other existing and/or approved projects together with the project itself.” 
 
Further information on the cumulative impacts and effects of the proposal, caused by 
other existing and/or approved projects together with the project itself, has been 
sought.  The applicants have responded that there is no standard prescriptive 
methodology for assessing cumulative and combined effects and the extent to which 
the effects of other development can be assessed quantitatively depends on the 
level of information available about the other developments. Such effects are, 
therefore, assessed on the basis of professional opinion on a case-by-case. 
  
For this proposed development, as part of the work on scoping and preparing the 
Environmental Statement, no other developments have been identified which were 
considered by way of their scale, location, and other factors to be relevant in terms of 
their cumulative effects in association with the submitted scheme.  
 
Any other developments which might have been relevant in terms of their scale, 
location, and other factors are already considered as part of the baseline conditions 
as noted in the ES.  
  
The approach detailed above has been applied consistently in the assessments for 
each environmental topic area.  
 
Ecology 
 
Paragraph 180 of the NPPF advises that when determining planning applications, 
local planning authorities should apply the following principles:  
 

 if significant harm to biodiversity resulting from a development cannot be 
avoided (through locating on an alternative site with less harmful impacts), 
adequately mitigated, or, as a last resort, compensated for, then planning 
permission should be refused;  



 development on land within or outside a Site of Special Scientific Interest, and 
which is likely to have an adverse effect on it (either individually or in 
combination with other developments), should not normally be permitted. The 
only exception is where the benefits of the development in the location 
proposed clearly outweigh both its likely impact on the features of the site that 
make it of special scientific interest, and any broader impacts on the national 
network of Sites of Special Scientific Interest;  

 development resulting in the loss or deterioration of irreplaceable habitats 
(such as ancient woodland and ancient or veteran trees) should be refused, 
unless there are wholly exceptional reasons* and a suitable compensation 
strategy exists; and  

 development whose primary objective is to conserve or enhance biodiversity 
should be supported; while opportunities to incorporate biodiversity 
improvements in and around developments should be encouraged, especially 
where this can secure measurable net gains for biodiversity. For example, 
infrastructure projects (including nationally significant infrastructure projects, 
orders under the Transport and Works Act and hybrid bills), where the public 
benefit would clearly outweigh the loss or deterioration of habitat.  

 
Local Plan Policy P10 seeks to conserve, enhance and restore biodiversity across 
the Borough.  
 
Further guidance is provided in Natural England Standing Advice (October 2015) 
which states ‘Planning authorities should refuse planning permission for 
developments that would lead to loss or deterioration of irreplaceable habitats unless 
the need for, and benefits of, the development in that location clearly outweigh the 
loss.  
 
The Standing Advice also confirms that ‘If the planning authority decides to grant 
planning permission in line with the NPPF it should seek appropriate mitigation or 
compensation from the developer.  
 
Natural England have not provided comment on the application, however, they note 
that this does not imply that there are no impacts on the natural environment. It is for 
the local planning authority to determine whether or not the proposal is consistent 
with national and local environmental policies. 
 
The red-line boundary for the site is greater than the ‘development interface’ 
boundary, the latter of which is the area that the ecological baseline is based on and 
refers to the extent of land which falls within the construction contractor’s design 
responsibility which the proposed development is confined to.  This difference is due 
to the need for the red line to adjoin the public highway and to include all land 
necessary to facilitate site access.  These areas of highway works have already 
been consented under Schedule 17 of the High Speed Rail (London – West 
Midlands) Act 2017. 
 
A Biodiversity Net Gain (BNG) calculation has been carried out on the site to 
demonstrate that the application complies with NPPF and SLP P10 and can provide 
a net gain to biodiversity.  
 



The consented surface car parking HS2 Act scheme takes the form of a series of 
interconnected surface car parks, laid out as ‘fields’ of parking bays arranged in 
linear rows. As per the requirements of the HS2 Act, no net loss to biodiversity was 
to be achieved.  
 
The proposed development subject of this application is different to the HS2 Act 
proposal in terms of its density and site size, occupying only part of the overall area 
of land required for surface car parking, in the location of what was car park A within 
the Act scheme.  
 
The BNG assessment for MSCP 1has considered the proposal against the 
biodiversity achieved within the area of land that comprised car park A under the 
surface level car parking proposals. For MSCP1, additional habitat creation results in 
a 39.7% biodiversity net gain from the consented baseline scheme. 
 
While MSCP 2 would involve the loss of linear hedgerows that are proposed to be 
provided within the surface car parking adjacent to MSCP 1, as a result of the 
construction of MSCP 2, these hedgerows have not been included within the BNG 
calculation because they are not intended to be retained for a period of 30 years or 
more. MSCP2 would deliver a nominal net gain of 0.66% given that there is little 
scope for additional mitigation outside of the footprint of the car park building. 
Nevertheless, additional linear, native hedgerows with native trees have been 
provided to the south of the proposed buildings at Phase 1 stage and these would be 
retained upon completion of Phase 2. Therefore, the proposed development across 
both phases can achieve a 40.36% biodiversity net gain overall, when compared 
with the HS2 Act (phase one) proposals which only has to achieve no net loss 
across phase 1. This carries substantial weight in favour of the proposals in the 
planning balance.  
 

Turning to the details of the proposals and their impact on existing ecological 
features the applicants have advised that drainage required to connect the SuDs 
wetland to the Holywell Brook would be modified to provide a channel to mitigate the 
impact on tree roots. The route of connection is limited given that the neighbouring 
SuDs pond extends up to the westernmost edge of existing Woodland W1. This has 
limited potential routes for the surface water drainage outfall (into the Hollywell 
Brook) which is associated with this proposed development.  It is therefore 
necessary for the connection to take an appropriate route through woodland W1. 
Amended plans have been received which show the details of the channel for 
consideration and an update will be provided as to the suitability of this via an update 
note at the forthcoming meeting.  A condition seeking the agreement of a watching 
brief in relation to drainage and tree protection within woodland is recommended. 
 

A number of protected species surveys have been carried out on the site including 
bat (foraging, commuting and roosting), breeding bird, great crested newt, otter, 
invertebrate and reptile.  The only protected species recorded on the site were 
breeding birds, however common amphibians (smooth newt, common frog and 
common toad) were recorded during the reptile surveys. The site also contains the 
potential for hedgehog with possible evidence of badger being recorded offsite. 
Reasonable avoidance measures (RAMS) have been proposed for various species, 



and these need to be transposed into the Construction Environmental Management 
Plan (CEMP).  
 
Nocturnal bat surveys show areas of the site which are of more benefit to foraging 
and commuting bats. The majority of activity occurs around existing habitat features 
including the ponds at the northern end of the site, as well as the hedgerow and 
woodlands. Maintaining routes foraging and commuting routes across the site should 
form an important part of the landscape plan. The location of the proposed car parks 
means that maintenance of bat foraging/commuting corridors at the northern end of 
the site will not be possible, however those around the woodland to the south should 
be maintained. The lighting plans show that the area between the attenuation basin 
and the car park buildings will be heavily lit and so unlikely to support 
foraging/commuting bats. The location of this is similar to the existing hedgerow on 
the site which bats have been recorded using. An appropriately worded condition is 
recommended to ensure that lighting levels between the car park buildings and the 
attenuation basin remain at acceptable levels without undue harm to protected 
species.  
 

Cross sections of the attenuation basin within the site demonstrate that part of it will 
be permanently wet, assisting in allowing it to function and establish into good quality 
habitat. 
 
In order to avoid potential negative impacts on the River Blythe SSSI and to protect 
species during construction, a detailed Construction Environmental Management 
Plan (CEMP) should be submitted for agreement via the imposition of a suitably 
worded condition.  
 
A condition is also recommended to secure the long-term management of the site to 
ensure that the habitats created reach the condition proposed in the BNG 
calculation, via an updated detailed Landscape Ecological Management Plan 
(LEMP).  
 
It is recommended that management prescriptions for the biodiverse roof to the 
pavilion are included within an updated LEMP. This can be secured by the inclusion 
of an appropriately worded condition.  
 
Subject to formal comments being received from SMBC Ecology, which will be 
included on an update note prior to the forthcoming meeting, the proposals are 
considered to be acceptable in terms of ecology, in accordance with Policy P10 of 
the SLP 2013, subject to conditions. The proposal achieves a net biodiversity gain 
and this carries substantial weight in the planning balance.   
 
The effect of the proposal on highway safety and the free flow of traffic 
 
Policy P8 of the Solihull Local Plan advises inter alia that: “All development 
proposals should have regard to transport efficiency and highway safety [and] 
development will not be permitted which results in a significant increase in delay to 
vehicles, pedestrians or cyclists or a reduction in safety for any users of the highway 
or other transport network. 
 



The access strategy retains the Park Farm Roundabout which connects the A452 
with the internal road network within the Arden Cross area as defined in the 
consented Station Schedule 17 request (PL/2020/00289/HS2DIS).  It is proposed 
that access to both MSCPs will be taken from the proposed Park Farm Roundabout. 
Limited changes are proposed to this roundabout to accommodate access and 
egress routes when compared to Schedule 17 consented scheme. 
 

It is proposed that vehicles would access MSCP1, MSCP2 and the surface level car 
parks from the south of each car park and would exit all car parks to the north. This 
arrangement would segregate arrivals and departures, providing two lanes both for 
vehicles accessing and egressing the MSCPs and provides a one-way vehicle 
system within the development area for all phases. The provision of two lanes for 
accessing and egressing the MSCPs would mean they would still be able to operate 
should a broken-down vehicle or maintenance works block a lane. 
 

In terms of whether two lanes would be sufficient so not to impact on the free flow of 
traffic, and to ensure that the time for customers to park their vehicles is minimised, 
the applicants advise that it is intended that the access and exits will be controlled 
using Automatic Number Plate Recognition (ANPR) technology in combination with 
variable traffic signs to guide vehicles. It is advised that ANPR cameras would be 
installed on each entry and exit from the car park, removing any need for stopping 
which would impact on the traffic flow. Variable signs are proposed which would 
provide information on the car park utilisation including availability of spaces at each 
car park level.  
 

Connectivity between the Interchange Station and its car parking is a key 
consideration in terms of accessibility and how it affects customer travel times as 
well as how it impacts overall customer experience. This was also a concern of 
NWBC. The compact nature of the MSCPs result in a greater proportion of spaces 
being located closer to the station concourse compared with the three, surface level 
car parking fields as approved through the Act and subsequent reserved matters 
application. The majority of the car parking spaces within the two MSCPs are located 
within 400m of the centre of the station with the closest being within circa 150m from 
surface car park (accessible bays) and 250m from within the MSCP.  In comparison 
a large proportion of the spaces within the biggest approved car parking field, Car 
Park C would be significantly further away with some being nearly 1km from the 
station.  The MSCP’s would therefore provide a more consistent travel experience 
for customers. 
 
The DAS advises that the internal pedestrian routes have been designed to extend 
as transverse routes across the car park to limit circumstances whereby pedestrians 
are crossing the path of vehicles. On occasions where pedestrians must cross aisles 
to reach the cores and escape exits, the perpendicular channels have been placed 
away from vehicle turning points and sloped/ramped sections of the car park areas 
to ensure there is a clear line of sight for drivers to crossing pedestrians and that flat 
pedestrian routes are provided where possible. 
 

The Interchange Station and APM schedule 17 consents (PL/2020/00289/HS2DIS & 
PL/2020/00291/HS2DIS) facilitate multi modal connectivity to the wider site and 
beyond. 



 
With regard to accessible car parking provision, 225 designated (Blue Badge) bays 
are proposed in MSCP 1 and 270 additional designated accessible bays are 
proposed in MSCP 2. The applicants advise that the general principles for the 
chosen location of designated accessible bays is: 
 

 At the station end of surface car park and MSCPs close to main core 

 On the South side of surface car park and MSCPs close to vertical 
circulation cores. 

 MSCP1 on Level 4 connecting with concourse, Pavilion entrance and the 
direct access to main lift core from surface car park Level 3. 

 MSCP2 on Level 3 which is the same level as the surface car park and on 
Levels 2, 4 and 5. 

The closest surface accessible parking bays are approximately 150m from the centre 
of the railway station. The closest MSCP1 accessible car parking bays are 
approximately 250m from the centre of the railway station. Hence, HS2 are 
proposing to provide a passenger assistance service using Mobility Service Vehicles 
to transport customers and their luggage between the car parking areas and the 
station. 
 
The applicants undertook engagement with national and local access groups and 
disability organisations from Solihull and Birmingham who have provided advice and 
guidance on various matters of design including parking space dimensions, travel 
distances, booking parking spaces or mobility service vehicles, electric mobility 
service vehicle design. 
 
The inclusive design principles for the proposed development have been focussed 
on aspects such as size and space for people and equipment, minimising effort, 
proxemics, minimising gradients, providing resting points, cover, convenient 
horizontal and vertical movement, facilities for customers, and flexibility for future 
HS2 mobility services. 
 
Inclusive design proposals for the development include:  
 

 Covered resting point are provided every 50m.   

 All surface accessible bays are proposed to be covered.  

 Additional space for accessible EV charging units.   

 Parking, storage, turning and external pick-up for Mobility Service Vehicles.  

 Entrance into the MSCP1 Main Core at Level 3 from surface car park.   
 
 

National Highways, who are appointed by the Secretary of State for Transport as a 
strategic highway company under the provisions of the Infrastructure Act 2015 and is 
the highway authority, traffic authority and street authority for the Strategic Road 
Network (SRN), have undertaken a review of the planning application and supporting 
information and based on this appraisal concluded that the impact of the 
development proposals on the operation of the SRN at this location will be negligible.  
 



North Warwickshire Borough Council (NWBC) have commented that vehicular 
access to the station and thus car parks should be solely from the main road 
network, avoiding the rural highway network in North Warwickshire. 
 
In response to NWBC, vehicular access to the MSCP site from the main highway 
network is unchanged from the consented scheme. The access is to be provided via 
the new Park Farm roundabout which will be located adjacent to the A452.  A one-
way vehicular road network within the MSCP site is proposed to provide safe and 
efficient routes whilst minimising instances of vehicle/pedestrian conflict in line with 
the wider Arden Cross masterplan vision.  The applicants consider this to be the 
most appropriate strategy which would have the least impact on the existing highway 
network.  
 
SMBC Highways have considered the proposals and are content that the trips 
generated by the use of the car parks are acceptable. In terms of parking 
accumulation, a condition is recommended to monitor occupancy and provide 
mitigation measures in the event of any potential capacity concerns arising from the 
operation of MSCP2, on the basis that there will be greater certainty regarding the 
trip generation and parking accumulation once MSCP 1 is operational. 
 
Access to the Taxi, Drop Off & Go facility is proposed to be relocated when  MSCP 2 
becomes operational.  A new roundabout would be created to the north of the Taxi 
and Drop & Go, which would replace a t-junction which all customers for the 
taxi/drop & go and short stay car parking would use rather than from the Park Farm 
roundabout.  Short stay parking traffic will exit via the Taxi Drop Off has not been 
assessed for operation and capacity and may impact on the operation of the Taxi 
and Drop & Go/UGC Bridge/Park Farm Road Roundabout. Nevertheless, any 
potential capacity concerns in relation to the operation of MSCP 2 can be dealt with 
by a suitably worded condition to ensure that the roundabout operates safely, within 
capacity and without queuing and delay, prior to the commencement of MSCP 2, 
again given that once MSCP 1 is operational, there will be greater certainty 
regarding the operation of the Taxi, Drop & Go facility.  
 
In terms of junction capacity, while revised models have been provided and are 
considered to be acceptable in terms of highway safety and free flow of traffic for 
MSCP 1, there is less certainty in relation to the operation of MSCP 2. An indicative 
plan has been provided to show how capacity at Park Farm roundabout could be 
improved (if required for MSCP2 operation) by increasing the number of lanes from 
the roundabout arm providing exit to A452 from 1 to 2.  Nevertheless, a suitably 
worded condition is recommended to allow accurate junction capacity modelling to 
be undertaken and appropriate mitigation provided, if required.  
 
On the basis of the above, SMBC Highways raise no objection to the proposals, 
subject to the above mentioned conditions.  
 
Overall, the proposals are considered to be acceptable in terms of highway safety 
and the free flow of traffic, subject to conditions, and this carries neutral weight in the 
planning balance 
 
Drainage and Flood Risk 



 
Paragraph 167 of the NPPF advises that when determining any planning 
applications, local planning authorities should ensure that flood risk is not increased 
elsewhere. Where appropriate, applications should be supported by a site specific 
flood risk assessment.  Development should only be allowed in areas at risk of 
flooding where, in the light of this assessment (and the sequential and exception 
tests, as applicable) it can be demonstrated that: 
 

- Within the site, the most vulnerable development is located in areas of lowest 
floor risk, unless there are overriding reasons to prefer a different location; 

- The development is appropriately flood resistant and resilient such that, in the 
event of a flood, it could be quickly brought back into use without significant 
refurbishment; 

- It incorporates sustainable drainage systems, unless there is clear evidence 
that this would be inappropriate; 

- Any residual risk can be safely managed, and 
- Safe access and escape routes are included where appropriate, as part of an 

agreed emergency plan. 
 

Paragraph 169 states that major developments should incorporate sustainable 
drainage systems unless there is clear evidence that this would be inappropriate.  
The systems used should: 
 

- Take account of advice from the lead local flood authority; 
- Have appropriate proposed minimum operational standards; 
- Have maintenance arrangements in place to ensure an acceptable standard 

of operation for the lifetime of the development; and 
- Where possible, provide multifunctional benefits. 

 
Policy P11 of the Local Plan advises that all new developments shall incorporate 
sustainable drainage systems, unless it is shown to be impractical to do so.  
Developers should ensure that adequate space is made for water within the design 
layout of all new developments to support the full use of sustainable drainage 
systems and shall demonstrate that improvements to water environment will be 
maximised through consideration of a range of techniques. 
 
The applicant advises that surface water falling within the site will be collected and 
conveyed to the wetland via a series of swales and drains. The discharge of surface 
water from the site is to be restricted via a flow control device with suitable storage 
attenuation provided within the wetland prior to connecting into Hollywell Brook.  
 

In accordance with local and national policies, the development aims to ensure no 
flooding for up to and including the 30-year return period, with no overland flooding 
affecting properties on site or any uncontrolled offsite flows for up to the 100-year 
return period with allowance for climate change (40%) in accordance with the latest 
(May 2022) government climate change allowances. 
 

There is a small volume of geo-cellular storage required in the southern corner of 
MSCP1 due to the lower levels of the building being below the surface car park 
levels and the hydraulic requirements for draining the perimeter maintenance 



footpath into a surcharged system. As a result, this geo-cellular storage system and 
its non-return valve have been designed to prevent flooding of the Level 1 car 
parking area and the adjacent perimeter maintenance footpath of the building. 
 
Severn Trent Water have reviewed the application. Given that the proposal has 
minimal impact on the public sewerage system they have advised they have no 
objections to the proposals.  The Local Lead Flood Authority have also reviewed the 
proposals and subject to conditions make no objections. 
 
The proposal therefore accords with Policy P11 of the Local Plan and guidance 
within the Framework and neutral weight is afforded. 
 
Neighbouring amenity 
 
Policy P14 of the Solihull Local Plan seeks to protect and enhance the amenity of 
existing and potential occupiers of houses. 
 
The nearest property to the application site is Park Farmhouse.  The main 
farmhouse is residential whereas the courtyard of buildings located between the 
house and application site are in commercial use.  The current background 
environment to this property is dominated by road traffic noise associated with 
vehicles using the A452, which sits immediately adjacent to the premises.  The new 
road network providing vehicular access to the Interchange Station site has 
previously been approved through Schedule 17 for the Interchange Station and sits 
between this property and the proposed development. 
 
The verified views clearly demonstrate that the MSCPs will be visible from the Park 
Farm complex and the dwelling itself, particularly the upper floors.  A shadow path 
analysis has been undertaken which notes that Park Farm sits on top of a hill and 
suggests that shadows are only cast on the closest building in Park Farm for a few 
hours in December and January. For the rest of the year the studies show that Park 
Farm will not be overshadowed by the MSCP buildings.  
 
The lower floors of MSCP1 are proposed to be recessed in the existing quarry. Park 
Farm is elevated and that the proposal is approximately 100m from the residential 
property at its closest point and separated by the commercial units and new road 
layout. On this basis, the proposal is not considered to cause undue harm by reason 
of being overbearing or through loss of light. 
 
The proposed development would cause some light overspill into what is currently a 
largely unlit area. This would be from lighting within and to the top level of the MCSP 
buildings. The lighting pollution plans and assessments submitted with the 
application demonstrate the additional impact on the residential element of Park 
Farm from the proposed development. In comparison to the base scheme, which 
proposed 10m high lighting columns within the car parks, the additional impact is 
considered to be negligible. 
 
Furthermore, the indicative environment mitigation plans submitted with the 
Interchange Station schedule 17 request (PL/2020/00289/HS2DIS), included the 
new station site road layout and included woodland planting between the new traffic 



island adjacent to proposed MSCP1 and Park Farm complex. This landscape 
mitigation, the exact details of which would still need to come forward through the 
submission of a Bringing into Use Schedule 17 notwithstanding the outcome of this 
current planning application, would assist in screening the proposed development 
from Park Farm. 
 
In terms of noise plant noise, emissions have been assessed in line with the 
requirements of HS2 Information Paper E22 (control of noise) via evaluation to 
current British Standards (BS4142 1997).   
 
SMBC Public Protection have reviewed the application documents together with 
additional details and confirm that subject to conditions are satisfied that the 
proposed development could be achieved without causing undue noise to nearby 
residential amenity. 
 
Other nearby residential properties on Middle Bickenhill Lane, and Common Farm 
further north on the A452, whilst views of the development will likely be possible 
these properties are at such a distance that they would not be unduly impacted by 
the proposal. 
 
The proposal therefore accords with Policy P14 of the Local Plan which seek to 
protect amenity and guidance in the Framework. Neutral weight is attached in the 
planning balance. 
 
Lighting 
 
Paragraph 185 of the NPPF states that planning policies and decisions should also 
ensure that new development is appropriate for its location taking into account the 
likely effects (including cumulative effects) of pollution on health, living conditions 
and the natural environment, as well as the potential sensitivity of the site or the 
wider area to impacts that could arise from the development.  In doing so they 
should “limit the impact of light pollution from artificial light on local amenity, 
intrinsically dark landscapes and nature conservation.” 
 
Policy P14 (ix) protects those parts of the countryside in the Borough that retain a 
dark sky from the impacts of light pollution.  Development involving external lighting 
outside established settlements will be permitted only where significant lighting 
already exists, or the benefits of the development clearly outweigh the impact of the 
lighting on the countryside.  Any lighting scheme should be the minimum required for 
the purposes of the development and should avoid light spillage and harmful effects 
on biodiversity. 
 
 
The existing site is currently unlit and can be described as being natural to the 
surrounding in a relatively dark landscaped environment although there are localised 
lighting elements from the surrounding strategic road network and the NEC, Resorts 
World and Birmingham Airport beyond.  It is important to also take into account the 
base scheme which proposes lit surface car parking within a far larger portion of the 
wider site 
 



A variety of lighting measures will be required for the MSCP for wayfinding and 
security. 
 
Three key strategies have been tabled within the application, aimed to minimise the 
effect of the light spill from the proposed development and ensure that it does not 
exceed the impact of the consented surface parking scheme, as follows: 
 

1) A higher quantity of low power luminaires mounted closer to the area to be lit 
has been adopted, which is far less likely to cause light pollution compared 
with more powerful but fewer luminaires. All lighting columns and wall 
mounted bulkheads do not exceed a height of 4m, in order to achieve minimal 
sky glow. 

2) Sensors will operate during the hours of operation until 11pm and will dim the 
lighting to a predetermined level when areas are not in use. Post 11pm 
lighting will be off unless presence is detected. 

3) Luminaires have been selected which have close to 0% uplight and are fixed 
and non-adjustable/aimable. 

Luminaire heights across the proposed scheme will be kept to less than 4m in height 
(in comparison to circa 444 columns at 10m in height in the consented scheme for 
surface car parking across all three parking fields), to minimise the visual impact on 
local receptors.  The image below shows the relationship between the proposed 
development and the consented scheme. The proposed MSCP scheme provides 
circa 80 no. light columns at 4m high. 
 
 

 
On the top deck of MSCP1, luminaires would be positioned centrally and will not 
exceed a level of the top of the roof to the cores, whilst the perimeter luminaires will 
be fixed to the Level 9 parapets.   
 

The ES for the application has identified a potential minor adverse environmental 
impact with a minor adverse significance in comparison to the base scheme. 
The internal lighting of the MSCPs have the potential to be a source of light pollution 
if not managed correctly. The smart lighting system as identified above would 
mitigate against undue lighting effects when areas are not in use by dimming 
luminaires to low light levels overnight. 
 
The impacts of artificial lighting have been discussed in each relevant section of the 
report.  Given that the exact specification of lighting may change over time, it is 
considered reasonable to impose a condition requesting lighting details to be 
submitted to and agreed by the LPA for both the full and outline elements of the 
application, should members be minded to approve the application.  



 
Sustainability 
 
Paragraph 154 of the NPPF states that new development should be planned for in 
ways that:  

 
a) avoid increased vulnerability to the range of impacts arising from climate 
change. When new development is brought forward in areas which are 
vulnerable, care should be taken to ensure that risks can be managed through 
suitable adaptation measures, including through the planning of green 
infrastructure; and  
 
b) can help to reduce greenhouse gas emissions, such as through its location, 
orientation and design. Any local requirements for the sustainability of 
buildings should reflect the Government’s policy for national technical 
standards. 

 
Paragraph 157 of the NPPF advises that in determining planning applications, local 
planning authorities should expect new development to take account of landform, 
layout, building orientation, massing and landscaping to minimise energy 
consumption.  
 
Policy P9 of the Solihull Local Plan sets out the Council's preferred approach to 
enabling greenhouse gas emission reduction and for increasing the generation of 
energy low to zero carbon sources when considering the location and design of new 
development.  
 
During consideration of the reserved matters HS2 base scheme surface car parking 
proposal (PL/2020/00275/MAROT), an Independent Design Review Panel (IDP) 
expressed their concern about the amount of car parking proposed for Interchange 
Station, although they did appreciate that this is in accordance with the HS2 Act and 
current operational requirements. Nevertheless, the point was made that it is highly 
likely to be at odds with the ambition for HS2 to be ‘the most sustainable high speed 
railway of its kind in the world’ (HS2 Sustainability Approach 2017). The IDP panel 
reiterated their criticism of the number of spaces to be provided under the current 
proposals. However, this level of provision is in accordance with the HS2 Act and 
therefore, the current proposal is not materially worse than the consented scheme in 
this regard. The current proposal reduces the spatial requirement for car parking 
when compared to the consented scheme, albeit resulting in different impacts which 
must be carefully considered in the overall planning balance. 
 
An Energy and Sustainability Statement has been provided that details how the 
development will achieve the sustainability targets. The DAS explains that 
sustainable design principles have been incorporated into the design of the MSCP 
scheme across numerous facets of the design including reductions in embodied 
carbon, sustainable drainage designs, and incorporation of Photovoltaics.  
 
The IDP recommended developing more robust evidence to show how sustainability 
has informed decision making, and to continue to identify opportunities for it to inform 
future choices. The IDP and SMBC Urban Design encouraged further exploration in 



relation to the provision of Electric Vehicle (EV) charging points in the first phase to 
establish whether greater provision can be achieved above the 3% proposed 
provision across both MSCP buildings.  
 
EV charge bays across the car parks will be 3% of the total number of car park 
spaces on day 1 of the operation of the car park. The surface car park will have 12 
accessible EV bays and 3 large WAV (wheelchair accessible vehicle) EV bays. The 
applicants have designed the EV bays to ensure that charging equipment is 
approachable and accessible with 1600mm clear space in front and on either side of 
vehicles for circulation, charge cable positioning and vehicle socket access. These 
space requirements are more easily achieved in the surface car park. 
 
The applicants assert that most EV users will not use the bays for charging their 
vehicles as they will be travelling relatively short distances to the car park to catch a 
train to transport them over longer distances. The applicants consider that over 
provision of EV charge points would result in excessive areas being allocated for 
sub-stations/transformers/risers and ductwork that may never be used.   
 
Nevertheless, as part of the proposed development it is intended that plant and riser 
space is provided for EV charge points for an additional 17% of car parking spaces 
to anticipate for future demand. This accords with the applicant’s contractual 
requirements with HS2 Ltd, which also requires that the design to be sufficiently 
flexible to accommodate a different level of EV charging points, to suit emerging 
technology and user needs pertaining to electric vehicles, at detailed design stage. 
 
Building Regulations Approved Document S ‘Infrastructure for charging electric 
vehicles’, which requires cabling to be provided for 1 in 5 (20%) spaces within non-
residential buildings. Notwithstanding the consideration of this planning application, 
compliance with Building Regulations as appropriate will be a matter that falls 
outside the remit of this application. Whilst the current level of EV provision is 
considered low, it is in line with the EV provision to the consented scheme. The 
measures proposed in relation to EV provision does future proof the building to 
enable further such provision to be made as appropriate in planning terms.   
 
HS2 Ltd requires that the MSCP development provides 337,776 kWh of photovoltaic 
energy generation per year in order to supply Interchange Station. Photovoltaic (PV) 
cells to provide this energy are proposed to be accommodated on solar panels on 
the top of the canopies that serve the surface level designated accessible spaces in 
Phase One. Additional PV cells in excess of the Interchange Station requirements 
will provide energy to MSCP1. Potential additional PV cells on solar canopies could 
be provided in the future at Level 9 of MSCP1, if required, and most likely would take 
place as and when the construction phase begins on MSCP2 given the initial surface 
level car park would be lost at this stage. 
 

The Phase Two PV energy generation provision for Interchange Station is proposed 
to be provided via solar canopies at Level 9 of MSCP2. 
 
The applicants consider that energy demand will be reduced by providing efficient 
lighting and lifts to the car park. The car park is designed to be naturally ventilated.  
The concourse area toilets and staff areas are to be heated and lit efficiently with a 



well-insulated envelope and good airtightness levels. Energy efficient building 
systems, where required such as LED lighting and low power fans and pumps, will 
further reduce regulated energy consumption. Robust quality control, commissioning 
and handover procedures on site will also drive down energy use. Low and zero 
carbon energy sources have been considered for inclusion and the extensive PV use 
on solar canopies is proposed to offset energy associated with the car park and the 
adjacent station. 
 
The energy and carbon emissions associated with the treatment of fresh water 
means that water conservation is a primary concern and appropriate measures will 
be built into the scheme design. The need for irrigation will be minimised through 
appropriate landscaping for the UK’s conditions. 
 
As well as carbon emissions, materials can have much wider social and 
environmental impacts which need to be considered. HS2 Ltd require the embodied 
carbon of the materials of the proposed development to be 50% less than a baseline 
car park design solution; this is proposed to be achieved via low carbon concrete 
mixes, the use of recycled materials and carbon capture within the precast concrete 
elements of the MSCP structure. To ensure responsible and sustainable 
procurement, materials will be specified in line with a documented Sustainable 
Procurement Plan. Materials that are durable and resilient will be specified to 
maximise their lifespan and avoid the need for disposal and replacement. 
 
Combustion free systems are proposed for heating and hot water to reduce  
detrimental impacts to local air quality. External lighting will be designed to minimise 
the impact of light pollution. Light fittings will be specified with a reduced light spill 
and controlled using photocells and timeclocks to limit unnecessary operation. 
Responsible construction practices will be incorporated to minimise resource use 
and the impact of noise, dust and pollution. Surface water from the proposed 
development will be drained by a Sustainable Drainage System (SuDS). A 
combination of swales, filter systems and ponds will be the primary mitigation 
measures used to counteract all pollution hazards prior to discharge into the 
Hollywell Brook. 
 
The application submission states that there would be no air quality issues during 
construction. The applicant is contractually required to comply with HS2 
Environmental Minimum Requirements in this regard.  
 
The Energy and Sustainability Statement notes that the proposed development has 
been designed to meet high sustainability standards in accordance with the 
principles of the civil engineering sustainability assessment tool CEEQUAL (Civil 
Engineering Environmental Quality Assessment & Award Scheme) (currently being 
rebranded BREEAM Infrastructure).  The statement advises that initial CEEQUAL 
assessments have indicated that it is feasible to achieve an ‘Excellent’ rating for the 
development.  
 
The concept of phasing the MSCP development to provide a reduced number of car 
park spaces in the first phase compared to the Schedule 17 design is another aspect 
that has the potential to make the development more sustainable in the event that 
phase two of the proposals is not required, for example by reducing the materials 



and land required to be used for the car parking until it has been proved that 
additional car parking is required. 
 
Given the above, it is considered that, on balance, the proposal provides positive 
measures for achieving a sustainable design and the inclusion of appropriately 
worded conditions attached to any approval can secure this. The proposal is 
considered to accord with Policy P9 of the Solihull Local Plan. This issue carries 
neutral weight in the planning balance.  
 
Contaminated Land 
 
Paragraph 184 of the Framework confirms that where a site is affected by 
contamination or land stability issues, responsibility for securing safe development 
rests with the developer and/or landowner. 
 
Policy P14 (vi) of the Local Plan requires proposals for development on land known 
or suspected to be contaminated to include appropriate information to enable the 
potential implications to be assessed and to incorporate any necessary remediation 
 
The majority of the site is occupied by the now disused Stonebridge Quarry with 
open land to the south and trees associated with Hollywell Brook. 
 
Between 1886-1905 the northwest part of the site is recorded as being open 
farmland with a gravel pit present in the southeast of the site and Hollywell Brook 
Rough covering the southern extents of the site.  The Whitacre and Hampton branch 
railway line ran southwest to northeast direction through the southwest of the site in 
a cutting.  By 1937 the gravel pit is indicated to have been infilled and the railway 
running through the site dismantled by 1999.  It is understood Stonebridge Quarry 
opened for production in 2013 and ceased operations in 2017. 
 
In support of the application, a Preliminary Risk Assessment (RPA) and Factual 
Ground Investigation Report, as well as Phase one and two Geotechnical and Geo-
environmental Assessments were undertaken. An update will be provided in relation 
to the suitability of the details contained within the documents and will be provided at 
the forthcoming meeting.  
 
Subject to favourable consideration of the geotechnical information by SMBC Public 
Protection, the proposals are considered to be acceptable in accordance with Policy 
P14 of the SLP. This carries neutral weight in the planning balance.   
 
Aerodrome Safeguarding 
 
The site is located approximately 2.3km east of Birmingham Airport and the 
proposed development therefore falls within the limits of the safeguarding zone 
around the airport.  The purpose of the safeguarding zone is to ensure public and 
passenger safety when aircraft are on approach to land or at take-off on the basis 
that more accidents and bird strikes occur at lower altitudes.  The safeguard area 
generally restricts the height of structures relative to the distance from and direction 
of the runway using a series of zones. 
 



The proposed development includes boundary and hedgerow planting, screen 
planting, parkland and wet woodland planting and aquatic and marginal planting.  
These all have the potential to increase wildlife/bird strike risk to aircraft.  The 
proposed development also includes the installation of waterbodies.  These provide 
a variety of feeding opportunities for birds to feed on fish.  The size and shape of 
open water and associated features such as marginal vegetation or central islands 
are important for different species.  If water areas cannot be eliminated then wildlife 
should be prevented from accessing the sites.  A change in the local landscape, 
including biodiversity projects, could also provide potential feeding, nesting and 
cover for certain birds. 
 
In order to protect aircraft, when new buildings are being designed, they should:  
 

 Prevent wildlife gaining access to the interior and roof spaces; 

 Use self-closing doors or plastic strip curtains or other mechanisms to prevent 
access by wildlife; 

 Be without roof attractions: consider the implications of green, flat and shallow 
pitched structures; 

 Have minimal roof overhangs and be without ledges beneath overhangs or 
external protrusions; 

 Allow easy access to rooftops in case it becomes necessary to take action 
against nesting gulls or waders that colonise large flat or shallow-pitched 
roofs. Gulls will also use steeply sloping roofs where the nests can be lodged 
behind vents, skylights, in gullies, etc; 

 Proposed development which will have flat / shallow pitched roofs which may 
attract nesting gulls and ledges and gullies may provide nest sites and 
perches for pigeons, starlings and jackdaws.  

 
It is necessary to manage the roof tops of the proposed car parks in order to 
minimise their attractiveness to birds. Therefore, in view of the above Birmingham 
Airport recommend that an appropriately worded condition be imposed if planning 
permission is granted requesting a Bird Hazard Management Plan which should be 
agreed with Birmingham Airport prior to the commencement of the development. 
 
This carries neutral weight in the planning balance. 
 
Other matters  
 
West Midlands Police seek to ensure that the car park is designed to a safe parking 
accreditation standard, which the development aims to do via ParkMark.  Measures 
include consideration to the colour of internal walls in a light colour to aid 
surveillance, coverage of CCTV at entrances, exits and fire escapes, appropriate 
security lighting, landscaping to design out crime and pedestrian paths being at least 
2m wide and be well illuminated (bollard lighting is not considered acceptable).  
 
In terms of fire safety MSCP1 is provided with six fire-fighting cores and seven are 
indicated for MSCP2.  Fire service access to each core is at Level 2.  For MSCP1, 
where the ground level falls away around MSCP1, small overbridges are provided to 
enable access to the fire-fighting core and escape for MSCP occupants. 
 



Fire service access will be based on providing suitable road access to within 18 m of 
all fire main inlets in accordance with British Standards. This will be facilitated by the 
perimeter access roads. Outer perimeter roads will be suitable for both pump and 
high-reach appliances.  The access road between MSCP1 and MSCP2 will be 
suitable for pump-type appliances.  On the north elevation of MSCP1, hardstanding 
parking bays will be provided adjacent to the perimeter access road to provide a 
parking location for fire appliances within 18m of the fire main inlets. 
 
West Midlands Fire Service have directed that the proposed development needs to 
comply with the requirements of Building Regulations approved document B.  Whilst 
this is a Building Regulations matter the applicants have confirmed that the access 
and facilities for the fire service have been produced based on compliance with 
British Standard BS9990 which is aligned with the approved document B. 
 
Community Infrastructure Levy (CIL) 
 
The Council adopted the Community infrastructure Levy (CIL) Charging Schedule at 
Council on 12th April 2016.  The launch date was 4th July 2016.  The MSCP does not 
fall within a use that means the development would be liable for a charge if planning 
permission is granted. 
 
Public Sector Equality Duty 
 
In determining this application, Members must have regard to the public sector 
equality duty (PSED) under s.149 of the Equalities Act. This means that the Council 
must have due regard to the need (in discharging its functions).  
 
The PSED must be considered as a relevant factor in making this decision but does 
not impose a duty to achieve the outcomes in s.149 is only one factor that needs to 
be considered, and may be balanced against other relevant factors. It is not 
considered that the recommendation to grant permission in this case will have a 
disproportionately adverse impact on a protected characteristic.  
 

Human rights  
 
In determining this application, Members should be aware of and take into account 
any implications that may arise from the Human Rights Act 1998. Under the Act, it is 
unlawful for a public authority to act in a manner that is incompatible with the 
European Convention on Human Rights.  
 
Members are referred specifically to Article 8 (right to respect for private and family 
life), Article 1 of the First Protocol (protection of property). It is not considered that 
the recommendation to grant permission in this case interferes with local residents' 
right to respect for their private and family life, home and correspondence, except 
insofar as it is necessary to protect the rights and freedoms of others.  The Council is 
also permitted to control the use of property in accordance with the general interest 
and the recommendation to grant permission is considered a proportionate response 
to the submitted application based on the considerations set out in this report. 
 



If inappropriate development in the green belt, would the harm by reason of 
inappropriateness, and any other harm, be clearly outweighed by other 
considerations. If so, would this amount to the very special circumstances required to 
justify the proposal; 
 

Commentary given within the applicant’s planning statement accepts that the 
proposals are inappropriate development within the green belt and a case for Very 
Special Circumstances (VSCs) is outlined in support of the proposals summarised as 
follows: 
 

- Proposed development is required to support HS2. 
- Proposed development would bring with it a range of economic benefits. 
- The proposed development would act as a catalyst for significant socio-

economic advantages as part of the wider Emerging Policy UK1 allocation. 
 
The applicants consider that the VSCs both individually and cumulatively hold 
significant weight and outweigh the definitional harm to the Green Belt.   
 
These very special circumstances are outlined in turn, below 
 

- Proposed development is required to support HS2 
 
The applicant asserts the proposed development is required by the Act to support 
the functions of the broader HS2 scheme which is a project of national significance 
and which benefits from deemed planning permission and is being implemented. The 
submitted ES concludes that no alternative locations for the proposed development 
are feasible outside of the Green Belt. This is because Schedule 1 of the 2017 Act 
states that works which may be necessary for the purposes of HS2 must be carried 
out within the defined Limits of Deviation (LoD) and Limits of Land to be Acquired or 
Used (LLAU).  This argument is strengthened further by the fact that permission for 
an extensive surface level car park (providing broadly the same number of spaces) 
has already been granted detailed planning consent. 
 

- Proposed development would bring with it a range of economic benefits 
 
The applicants second VSC asserts that the proposed development would bring with 
it a range of economic benefits through its vital role to support the consented 
Interchange Station and free up land for mixed use development. This application 
supports the revised Business Case for HS2 (2020) and further highlights the major 
economic benefits of the scheme and how development such as this proposal create 
a symbiotic relationship between HS2 and local / regional growth opportunities.  This 
allows the benefits of HS2 to be experienced in the West Midlands, and not just 
facilitating faster travel out of the area. 
 

- The proposed development would act as a catalyst for significant socio-
economic advantages as part of the wider Emerging Policy UK1 allocation 

 
Finally, the applicants consider that the proposed development would act as a 
catalyst for significant socio-economic advantages as part of the wider Emerging 
Policy UK1 allocation.  The former landowners are committed to bring forward 



development of the former triangle site in support of Policy UK1. The emerging 
proposals will be subject of a separate planning process in parallel with the emerging 
Local Plan. This future development will play a critical role in delivering new jobs, 
homes and economic growth for sustainable economic growth of Solihull and the 
Region. It is predicted that planned development within The UK Central Hub will 
establish an environment that supports 70,000 new and 100,000 existing jobs, up to 
8,000 homes and generates £6.2bn GVA per annum. To put this in context, the 
current GVA levels for Solihull as a whole in 2019 was £10.34billion per annum, so 
this represents a significant uplift on economic activity levels. 

 
- Consideration of VSC’s 

 
Whether very special circumstances (VSCs) exist to warrant justification for 
inappropriate development in the green belt is a matter of planning judgement in 
each case and can rely on an accumulation of circumstances.  Having regard to the 
above VSC’s, in turn, officers acknowledge that the HS2 project, which is now well 
underway in the Borough and along the wider Phase One route, will continue to be 
delivered via the main works programme following the government’s commitment to 
the delivery of the new railway in February 2020. 
 
Supporting this nationally important infrastructure project is an important part of the 
applicants VSC. The application site lies within HS2 Act Limits and reserved matters 
planning permission has been granted for surface car parking, as per the deemed 
outline consent granted by the HS2 Act (PL/2020/00275/MAROT).  It is important to 
note that the Reserved Matters decision was supported by a Unilateral Undertaking 
that committed both parties to explore options for the delivery of a MSCP as an 
alternative way of meeting the parking requirements necessary to support HS2. 
 
Officers accept that the position of the HS2 Station, which this proposal would 
support, means that the proposal needs to be located close to it to provide 
convenient access. Whilst the impacts of decked car parking in comparison to 
surface car parking would be different, insofar as the harm to openness and the 
purposes of including land within the Green Belt is concerned, the associated car 
parking, whether surface or MSCP, would need to be located within the Green Belt.    
 
However, given that the extant planning permission for surface car parking proposals 
already provides car parking to support the new railway, it is not considered that the 
current proposal’s ability to support the HS2 project via MSCP development 
represents a VSC that would justify a departure from Green Belt policy, per se.   
 
Nevertheless, the proposal has been developed following collaboration with HS2 Ltd, 
who have written to confirm their support of the planning application and the 
ambitions of the applicant and local authority to realise the economic and social 
benefits of the HS2 railway at the heart of the West Midlands in the context of the 
new HS2 Interchange Station.  
 
Furthermore, the HS2 Business Case 2020 recognises the opportunities for 
international connectivity and related growth particularly in East Birmingham and 
Solihull and that the area around Interchange Station represents a significant 
opportunity for development.     



 
By accommodating decked parking rather than surface level car parking which 
sprawls across a much larger surface area than now proposed, officers consider that 
the current proposal offers an opportunity to not only support the HS2 project and 
their Business Case, but to do so in a manner that locates a significant proportion of 
car parking spaces closer to the station than the HS2 Act proposals. This added 
benefit to both the HS2 project and to those who will use the facilities is considered 
to assist in demonstrating very special circumstances in favour of the proposal.   
 
Turning to the second and third VSCs, namely that the proposed development would 
bring with it a range of economic benefits and act as a catalyst for significant socio-
economic advantages as part of the wider Emerging Policy UK1 allocation, by 
consolidating the spaces within a smaller site area than what would be delivered 
through the HS2 Act proposals. 
 
SMBC Economic Growth comment that Solihull is home to many multi-national 
companies and thousands of Small and Medium Enterprises (SMEs) that contribute 
to making it among the most productive local economies in the country. Solihull must 
continue to provide high quality commercial space in locations throughout the 
Borough if it is to meet future needs, realise forecast inward investment opportunities 
and meet the strategic objectives set out in the M42 Masterplan and the emerging 
economic strategy 2022-2032. 
 

 The multi storey car park is key enabler to unlock land and support the 
development of the Arden Cross development site, with its associated 
investment, infrastructure and job creation 

 the multi storey approach enables high density development adjacent to the 
HS2 station, supporting the creation of high value employment land and new 
homes in a sought after international business location 

 the unlocking of land makes the location attractive to public and private sector 
investors and has huge potential inward investment potential from a range of 
high value added sectors and employment opportunities, supporting the 
economic growth of Solihull and of the wider region 

 the proposed car parks bring forward the release of land available for 
development, providing confidence for investors and developers  

 developing the potential of Arden Cross is a key element of the new Economic 
Strategy for Solihull 

 
SMBC Economic Growth consider that the proposal will play a critical role in the 
future economic health of Solihull and the wider region and support the proposals 
from this perspective.   
 
Birmingham International Airport (BIA) also offer their support for the proposal and 
note that the Airport exists not just for the benefit of the Airport itself, but also to 
facilitate and support the strong trajectory of growth that Birmingham and the West 
Midlands are on.   
 
In 2019, Birmingham Airport was estimated to add £1.5 billion a year to the West 
Midlands economy and support a total of 30,900 jobs.  By 2033, this is expected to 
rise to £2.1 billion and 34,400 jobs.  If links to manufacturing are considered, the 



number of jobs supported by Birmingham Airport could be as high was 38,600 by 
2033. 
 
Another important enabler for the Airport is the construction of HS2 and its 
associated infrastructure and development, given the connection with central London 
(Euston) and West London (Old Oak Common). HS2 makes Birmingham Airport a 
feasible ‘local’ option for millions more people in the South. 
 
Officers agree with the applicants VSC case that the proposed development affords 
a range of local and regional economic benefits which wouldn’t necessarily come 
forward with the extant approved scheme.  This is mainly as a result of freeing up 
land to allow for future mixed use development should the emerging Local Plan 
Policy UK1 be adopted. The MSCP decked parking arrangement would support the 
delivery of development earmarked in Emerging Plan Policy UK1 site allocation. 
 
While it is accepted that the emerging Draft Local Plan is yet to be adopted, and 
currently carries limited weight in support of the proposals, without the decked car 
parking proposals, the aspirations of Local Plan Policy UK1 would be severely 
compromised due to the increased land take of the alternative, extant surface car 
parking scheme.  
 
The proposal will ensure a much more efficient use of land which is at the heart of 
the NPPF in a part of the Green Belt that is currently being developed for HS2.  
Notwithstanding Emerging Plan Policy as a standalone scheme the provision of car 
parking within a decked format would mean less land within the Green Belt needs to 
be developed to support the HS2 project.      
 
Officers therefore consider that the proposal, with its consequential economic 
benefits are in line with the aspirations of the NPPF, creating a strong responsive, 
competitive economy supported by necessary infrastructure, enabling a business to 
invest, expand and adapt. The NPPF at paragraph 81 places significant weight on 
supporting economic growth and productivity, taking into account local business 
needs and wider opportunities for development.  
 
Having regard to all of the above, it is accepted that the significance of the site in 
economic terms has moved forward since the High Speed Rail Act granted deemed 
consent for the new railway line and station at Interchange and construction has 
commenced.  Whilst limited weight can only be given to the emerging local plan the 
proposal nevertheless supports the delivery of draft SLP Policy P1.  Officers 
consider that very special circumstances do exist that individually and especially 
cumulatively justify the proposal in green belt terms by providing enhanced support 
for the HS2 project compared to the HS2 base scheme and ensuring the most 
efficient use of land so to support strategic economic aspirations and benefit for the 
region.   
 
These VSCs should therefore be given significant weight in the decision making 
process in favour of the proposals. 
 
PLANNING BALANCE AND CONCLUSION 
 



The application development is inappropriate in this Green Belt location and would 
cause harm to the Green Belt, by definition, and significant harm to the openness of 
the Green Belt, by reason of the scale and massing of the proposed buildings on a 
site which is currently open countryside and a former quarry.   
 
The overall harm to the Green Belt is given substantial weight against the proposal in 
the planning balance. 
 
Substantial weight needs to be given to what was granted deemed consent through 
the High Speed Rail (London-West Midlands) Act.  The new railway line and 
Interchange Station are being constructed immediately adjacent to the application 
site.  The site is within Act Limits and an element of the surface car parking was to 
be provided.  
 
Additionally, the proposed development will play a critical role in the economic health 
of Solihull and the wider region which should also carry substantial weight in favour 
of the development.  

 
The mass and design of the building, together with the landscaping to be provided, is 
considered to be successful in creating a MSCP development that is appropriate to 
its context, responding to the needs of the user.  Furthermore, the proposal provides 
positive measures for achieving a sustainable design which carries neutral weight in 
in the planning balance.  

 
The Biodiversity Metric demonstrates that the proposal would deliver a substantial 
biodiversity net gain (40.36%) across the site upon completion of both phases of the 
proposals (MSCP1 and 2), in comparison to the same site area of the consented 
surface level car parking (car park A). Additional native hedgerow planting with 
native trees has been secured, to be provided at Phase 1 stage. This would be  
retained at Phase 2 stage and beyond. This is considered to deliver an acceptable 
level of biodiversity net gain across both elements of the proposed scheme. The 
proposal therefore accords with Local Plan Policy P10 and guidance in the 
Framework. Substantial weight is therefore attributed in favour of the proposal in 
relation to biodiversity net gain. 
 
National Highways and SMBC Highways have considered the scheme in relation to 
the impact of the proposal in terms of highway safety and the free flow of traffic on 
the Strategic Road Network (SRN). They conclude that any such material impact 
caused by the proposal, in comparison to the extant planning permission for the 
surface car parking development, would be negligible. Overall neutral weight can be 
attributed to the highway safety and impact matters in the planning balance.  

 
The other material considerations namely, neighbouring amenity, drainage, amenity, 
ground conditions, and other material considerations are considered to be neutral in 
the planning balance subject to the imposition of suitably worded conditions. 
 
As inappropriate development in the green belt, it is necessary to consider whether 
the harm by reason of inappropriateness, and any other harm, is clearly outweighed 
by other considerations that amount to the very special circumstances required to 
justify the proposal.  In weighing all these factors together and other matters referred 



to in this report, it has been concluded that very special circumstances exist which 
clearly outweigh such harm.   

 
In terms of harm, the MSCP proposal would cause ‘less than substantial harm’ to the 
setting of Park Farmhouse (Grade II* Listed Building), and to a lesser degree the 
setting of Packington Hall and its registered park and garden (Grade II* listed). 
 
The ‘less than substantial’ harm caused is as a result of the necessity for the 
proposal to both support the HS2 project by providing sufficient car parking to meet 
the demands of the HS2 infrastructure, whilst utilising less land than the consented 
surface car parking proposals.  
 
In accordance with government policy NPPF paras 199-202 state that great weight is 
to be given to the conservation of heritage assets (especially as these are Grade II* 
listed building) including if the harm is ‘less than substantial harm’ and that this less 
than substantial harm needs to be balanced in the planning consideration against 
public benefits delivered by the proposal. 
 
The applicants consider the following are public benefits that need to be take into 
consideration: 
 

 The Proposed Development enables the land required to deliver the 
consented scheme of surface car parking to be released for other 
development needs and opportunities. As such, it is vitally important to the 
aim of maximising the economic growth and job creation potential of the Hub 
area in association with the wider Arden Cross Masterplan and the associated 
Interchange Station, which is a nationally significant infrastructure project and 
will meet the NPPF aim to proactively promote economic growth.  

 On this basis, it will also help to capitalise on the arrival of the High Speed 2 
rail link by maximising the substantial national infrastructure investment at this 
location.  

 Likewise, the Proposed Development will support the stimulation of local, 
regional and national growth to assist with rebalancing the UK economy, 
accommodating growth for the wider Greater Birmingham & Solihull LEP area 
and the wider West Midlands;  

 Moreover, it will help the multiple locational advantages of the area with its 
unrivalled transport facilities to be secured and for the most to be made of this 
sustainable location for growth in the Borough;  

  In addition, it will support the local businesses within the Park Farm Business 
centre, thereby ensuring their long-term occupancy and maintenance as part 
of the wider Packington Hall Estate;  

 The proposed multi storey car park will remove ground level car parking from 
around the Grade II* Park Farm and consolidate and contain parking within 
the proposed structure (s). This will remove the need for the additional lighting 
to the car parks and re-instate some of the night-time setting to Park Farm 
and reduce the impact on nocturnal species;  

 Because of the scale and mass of the proposed MSCP it will shield and 
protect the Packington Hall Park and Garden from the impact of lighting 
thereby minimising the night time impact;  



 The proposed development includes for some solar panels as renewable 
energy sources within the car parking. These will make a small contribution to 
a diverse energy source and help mitigate the effects of climate change.  

 New public views of Park Farm are created by virtue of greater numbers of 
people accessing the proposed development.  

 Opportunities for enhancement with regards raising awareness of local 
heritage context in respect to Packington Hall and the Estate (e.g. 
interpretation panel located within the development site).  

 
The main thrust of public benefits considered by the applicant to outweigh the 
identified less than substantial harm are that the MSCP would be a key enabler to 
unlock land to support potential additional development which would ensure more 
efficient use of land, and as such support economic growth and job creation. As 
discussed above SMBC Economic Growth advise that the unlocking of land makes 
the location attractive to public and private sector investors and has huge potential 
inward investment potential from a range of high value added sectors and 
employment opportunities, supporting the economic growth of Solihull and of the 
wider region which is considered to amount to a public benefit. 
 
The application asserts that a major benefit of the proposal is the opportunity for 
better quality public space around the station thus enhancing the customer 
experience around a showcase station of the new railway line.   
 
Other public benefits include new public views of Park Farmhouse and barns 
becoming available and there would also be an opportunity to raise awareness of 
Packington Hall and the estate through the proposals.  
 
Furthermore, in addition to those identified by the applicant, walking distances from 
the car parks will be more consistent across all spaces whereas with the consented 
scheme some spaces would be relatively close to the station with others being 
nearly 1km away.  This would provide a benefit to customer experience as users will 
have a better understanding of the time it will take to get from the car to the station 
once parked. 
 
However, the benefits suggested in terms of lighting, viability of Park Farm Business 
Units and use of solar panels are not considered to amount to a public benefit. 
Notwithstanding this, substantial weight should be given to the public benefits that 
have been identified.  As such, officers are of the view that the less than substantial 
harm caused to heritage assets is outweighed by the public benefits delivered by the 
proposal. 
 
For the reasons outlined above the very special circumstances necessary to justify 
the proposed development have been demonstrated to exist. In conclusion, for the 
reasons outlined in this Report, the overall planning balance is firmly in favour for the 
proposed development and the proposal would therefore benefit from the 
presumption in favour of sustainable development. 
 
Given the very exceptional circumstances surrounding the nature of the delivery of 
this proposal, namely its association with provision of HS2, officers accept that the 
nature of the delivery of this proposal will be longer that which would normally be 



expected under the T&CPA.  Therefore, it is considered reasonable to allow up to 10 
& 20 years for the commencement of the full and outline elements of the proposal 
respectively.  Relevant conditions in this regard are therefore recommended. 
 
Therefore, the recommendation is that a ‘minded to grant’ planning permission for 
the development should be resolved subject to referral of the planning application to 
the National Planning Casework Unit under the Town and Country Planning 
(Consultation) (England) Direction 2021.  
 

RECOMMENDATION 
 
The application is recommended for APPROVAL subject to the following conditions. 
a full list of standard conditions is available using the following link: 
http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications 
 
CONDITIONS RELATING TO PART A: THE FULL PLANNING PERMISSION 
 

1. CS00 – compliance with plans 
2. CS05 – commencement within 10 years 

 
Reason: In recognition of the unique circumstances around long term delivery 
plans in accordance with the HS2 Act and the wider Arden Cross Masterplan 
as recognised in the emerging Draft Solihull Local Plan.   
 

3. CS06 – materials (reason to include protection of heritage assets) 
 

4. No above-ground work shall commence until such a time as a scheme to 
manage the surface water runoff from the development has been submitted to 
and approved in writing by the Lead Local Flood Authority in conjunction with 
the Local Planning Authority, with no occupation until the scheme is 
operational. The submitted details shall include, as a minimum: 
a) Drawings showing overall site concept design principles  
b) Site layout plan, incorporating SuDS drainage design, site ground levels, 

finished floor levels, any integration with landscaping, earthworks or other 
features. 

c) Surface Water Drainage Design including: 
- Confirmation of the lifetime of the development;  
- Design storm period and intensity (1 in 1, 1 in 30 & 1 in 100 year 

+ allowance for climate change see EA advice Flood risk 
assessments: climate change allowances’); 

- Evidence of an assessment of the site conditions to include site 
investigation and test results to confirm infiltrations rates in 
accordance with BRE365 methodology; 

- Confirmation of discharge rates and volumes (both pre and post 
development); 

- Confirmation of proposed discharge location; 
- Innovative and Multi-Functional SuDS Design that makes good 

use of the site space, supported by robust calculations and 
demonstrating full compliance with SMBC Policy P11 and 
DEFRA’s Non-statutory technical standards for sustainable 

http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances


drainage systems to accommodate the difference between the 
allowable discharge rate/s and all rainfall events up to the 100 
year plus climate change critical event storm; 

- Engineering details for all surface water drainage features; 
- Temporary storage facilities, the methods employed to delay 

and control surface water discharged from the site, and the 
measures taken to prevent flooding and pollution of the 
receiving groundwater and/or surface waters, including 
watercourses, and details of finished floor levels in AOD; 

- Details of water quality controls, where applicable.  For example, 
demonstration that the final design provides appropriate 
treatment for water leaving the site 

d) Surface Water Drainage adoption and maintenance strategy 
e) On and off-site extreme flood flow routing and proposed resilience 

measures that ensure the buildings and infrastructure are safe from 
flooding 

f) Any works required off-site to ensure adequate discharge of surface water 
without causing flooding or pollution (which should include refurbishment 
of existing culverts and headwalls or removal of unused culverts where 
relevant); 

Reason : To secure the satisfactory drainage of the site in accordance with 
Policies P11 and P15 of the Solihull Local Plan 2013. 

 
5. Full details of canopies to be provided for Person with Reduced Mobility 

(PRM) Spaces, including elevations, materials and finishes to be used shall 
be submitted to and approved in writing by the Local Planning Authority prior 
to their installation. The development shall be carried out in accordance with 
the approved details 
 
Reason: To preserve the local environment and amenity in accordance with 
Policies P14 & P15 of the Solihull Local Plan 2013. 

 
6. Prior to the commencement of development, an amended Construction 

Environmental Management Plan (CEMP), incorporating a Construction 
Traffic Management Plan (CTMP), shall be submitted to and approved in 
writing by the Local Planning Authority in consultation with National Highways 
to include the following: 

- construction phasing;  
- routing plans; 
- hours of operation, including deliveries and construction traffic 

arrival and departure times; 
- the anticipated movements of vehicles;  
- the parking and loading/unloading of staff, visitor, and 

demolition/construction vehicles;  
- the loading and unloading of plant and materials;  
- the storage of plant and materials used in 

demolishing/constructing the development; 
- a turning area within the site for construction vehicles;  
- traffic management measures;  



- wheel washing facilities and other measures to prevent 
mud/debris being passed onto the public highway; 

- measures to minimise light; 
- noise, vibration and dust emissions; 
- specific safeguards relating to the burning of waste, and other 

items on site; 
- pre-commencement checks for terrestrial mammals, bats, 

breeding birds, amphibians, reptiles and otter and appropriate 
working practices and safeguards for wildlife that are to be 
employed whilst works are taking place on site. 

 
Thereafter, all construction activity in respect of the development shall be 
undertaken in full accordance with such approved details unless otherwise 
approved in writing by the Local Planning Authority. 

 
Reason : In the interests of highway safety and amenity in accordance with 
Policies P8, P10 and P14 of the Solihull Local Plan 2013. 

 
7. Prior to commencement of the development a signage strategy, which sets 

out the location, type, and wording for signage to direct access to the car 
parks, will be submitted to and approved in writing by the Local Planning 
Authority in consultation with National Highways. The approved signage 
strategy will be implemented prior to first occupation unless otherwise 
approved in writing by the Local Planning Authority in consultation with 
National Highways. 

 
Reason : In the interests of highway safety in accordance with Policy P8 of 
the Solihull Local Plan 2013. 

 
8. Prior to first occupation a car park operation and management strategy, shall 

be submitted and approved in writing by the Local Planning Authority, in 
consultation with National Highways. Thereafter, the car parks should be 
operated and managed in accordance with the approved strategy unless 
approved in writing by the Local Planning Authority in consultation with 
National Highways. 

 
Reason: In the interests of satisfactory and efficient parking in accordance 
with Policy P8 of the Solihull Local Plan 2013. 

 
9. Prior to the first use of the car parks hereby approved, a layout plan of the 

extent of EV charging parking spaces, and details of above ground charging 
infrastructure, shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out in accordance with 
the approved details.  
 
Reason: To preserve the local environment and amenity in accordance with 
Policies P14 & P15 of the Solihull Local Plan 2013. 

 
10. CL04 - Hard, soft landscaping scheme to be submitted (reason to include 

protection of heritage assets). 



 
11. Prior to commencement of the development hereby approved, and 

notwithstanding the details contained on the approved plans, an updated 
Arboricultural Impact Assessment shall be submitted to and approved in 
writing by the Local Planning Authority to include a survey of all planting 
features within the red line boundary of the site, as well as the detailed 
methodology for the construction of a surface level channel in lieu of a below 
ground drainage system to connect the SuDs wetland feature to the Hollywell 
Brook to demonstrate how potential damage to trees and the root protection 
areas can be minimised. Such a report shall include an updated Arboricultural 
Watching Brief.  
 
Reason: To minimise the effect and enhance the character of the 
development in accordance with Policy P10, P14 and P15 of the Solihull Local 
Plan 2013. 

 
12. The development hereby approved shall not be occupied until full details of all 

proposed tree planting and the proposed times of planting have been 
approved in writing by the Local Planning Authority and all tree planting shall 
be carried out in accordance with those details and at those times. Such a 
scheme shall accord with the locations, area types and planting ratios shown 
on the Phase One Landscape Masterplan and Phase One Landscape 
Strategy to include native species woodland, native species screening and 
group planting and replacement of mature individual trees and native species 
hedgerow planting and shall include planting to the south west boundary of 
the site.   

 
Reason: To minimise the effect and enhance the character of the 
development in accordance with Policy P10, P14 and P15 of the Solihull Local 
Plan 2013. 

 
13. CL06 – Implementation of landscaping scheme 
14. CL07 – Replacement of trees or hedging lost 
15. CL09 – Details of earthworks to be provided 
16. CL10 – Details of boundary treatment to be provided 
17. CL12 – Landscape maintenance schedule to be provided 

 
18. Not later than 1st October in each of the 5 calendar years following the 

planting of any trees, hedges or shrubs on this site in connection with the 
development hereby permitted the operator shall submit to the Local Planning 
Authority a written statement detailing; 

a) the number, location and species of any trees, shrubs, hedge plants 
which have died, become diseased or seriously damaged in the 
preceding 12 months, and 
b) proposals for the replanting and maintenance of any such failures with 
plants of similar size and species within the following six months. 

 
Reason: To minimise the effect and enhance the character of the 
development in accordance with Policy P10, P14 and P15 of the Solihull Local 
Plan 2013. 



 
19. A landscape (and Ecology) management plan, (LEMP) shall be submitted to 

and be approved in writing by the Local Planning Authority prior to occupation 
of the development.  The content of the LEMP shall include medium (5-15 
years) and long term (15-30 years) design objectives, management actions, 
responsibilities, future monitoring and maintenance schedules for all 
landscape, habitat mitigation and compensation works.  The LEMP will also 
include the following: 
- Description and evaluation of features to be managed 
- Ecological trends and constraints on site that might influence management 
- Aims and objectives of management; 
- Appropriate management options for achieving aims and objectives; 
- Prescriptions for management actions; 
- Preparation of a work schedule (including an annual work plan capable of 
being rolled forward over a five-year period); 
- Details of the body or organisation responsible for implantation of the plan; 
- Ongoing monitoring and remedial measures; 
- Details of the legal and funding mechanism(s) by which long-term 
implementation of the plan will be secured by the developer with the 
management body(ies) responsible for its delivery. 

 
The plan shall also set out (where results from monitoring show that conservation 
aims and objectives of the LEMP are not being met) how contingencies and/or 
remedial action will be identified, agreed and implemented so that the development 
still delivers the fully functioning biodiversity objectives of the originally approved 
scheme.   
 
The approved plan will be implemented in accordance with the approved details.  
 

Reason: To minimise the effect and enhance the character of the 
development in accordance with Policy P10, P14 and P15 of the Solihull Local 
Plan 2013. 

 
20. Details of proposed internal and external lighting, comprising type, height and 

appearance of associated columns, bollards or similar installations, and the 
details of associated lighting fittings comprising details of colour, watts and 
any cowls or similar to direct light, shall be submitted to and approved in 
writing by the Local Planning Authority prior to installation. Such a scheme 
shall restrict lighting between the MSCP building and the attenuation 
basin/open space in order to minimise impact on emerging and foraging 
batsThe scheme shall be carried out in accordance with the approved details 
before the development hereby approved is brought into use unless otherwise 
agreed in writing.  

 
Reason: To preserve the local environment and amenity and to ensure protection 
of ecological habitats/corridors and that the character and appearance of the area 
and nearby Designated Heritage Assets is preserved in accordance with Policies 
P10, P14, P15 & P16 of the Solihull Local Plan 2013. 

 



21. Cumulative noise levels from plant and equipment shall not exceed the 
following limits: 

 53 dB LAr,Tt during the daytime: and 

 44 dB LAt,Tt at night. 
Noise levels shall be measured at the nearest residential premises and 
assessed in accordance with BS4142 1997. 

 
Reason: To protect the amenity of nearby residents with regard to noise, in 
accordance with policy P14 of the Solihull Local Plan 2013 
 

22. Before the development hereby approved is brought into use, a scheme that 
details the full design of plant/equipment installed at the development will be 
submitted to the Local Planning Authority for approval. The scheme will 
include full details of: 

i. Cumulative noise levels at the nearest residential unit of all 
plant/equipment. 
ii. Any noise mitigation required to ensure the noise limits in conditions 
1 and 2 are adhered to. 

The scheme must be installed and thereafter used and maintained in 
accordance with a scheme approved (in writing) by the Local Planning 
Authority. 
 

Reason: To protect the amenity of nearby residents with regard to noise, in 
accordance with policy P14 of the Solihull Local Plan 2013. 

 
23. Prior to commencement of the development hereby approved a Bird Hazard 

Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with Birmingham International Airport. 
Thereafter the scheme shall be implemented in accordance with the approved 
details.  

 
Reason: To reduce the potential for bird strikes at Birmingham International 
Airport in accordance with Civil Aviation Advice.  

 
CONDITIONS RELATING TO PART B: THE OUTLINE PLANNING PERMISION 
 

24. CS01 – Approval of the details of (b) appearance, (d) layout 
25. CS02 – Plans and particulars of reserved matters to be submitted 
26. CS03 – Application for reserved matters within 18 years 

 
Reason: In recognition of the unique circumstances around long term delivery 
plans in accordance with the HS2 Act and the wider Arden Cross Masterplan 
as recognised in the emerging Draft Solihull Local Plan.   
 

27. CS04 – Commencement within 20 years or 2 years of date of approval of last 
reserved matters. 

 
Reason: In recognition of the unique circumstances around long term delivery 
plans in accordance with the HS2 Act and the wider Arden Cross Masterplan 
as recognised in the emerging Draft Solihull Local Plan.   



 
28. CS06 – Materials (reason to include protection of heritage assets) 
29. No above-ground work shall commence until such a time as a scheme to 

manage the surface water runoff from the development has been submitted to 
and approved in writing by the Lead Local Flood Authority in conjunction with 
the Local Planning Authority, with no occupation until the scheme is 
operational. The submitted details shall include, as a minimum: 
g) Drawings showing overall site concept design principles  
h) Site layout plan, incorporating SuDS drainage design, site ground levels, 

finished floor levels, any integration with landscaping, earthworks or other 
features. 

i) Surface Water Drainage Design including: 
- Confirmation of the lifetime of the development;  
- Design storm period and intensity (1 in 1, 1 in 30 & 1 in 100 year 

+ allowance for climate change see EA advice Flood risk 
assessments: climate change allowances’); 

- Evidence of an assessment of the site conditions to include site 
investigation and test results to confirm infiltrations rates in 
accordance with BRE365 methodology; 

- Confirmation of discharge rates and volumes (both pre and post 
development); 

- Confirmation of proposed discharge location; 
- Innovative and Multi-Functional SuDS Design that makes good 

use of the site space, supported by robust calculations and 
demonstrating full compliance with SMBC Policy P11 and 
DEFRA’s Non-statutory technical standards for sustainable 
drainage systems to accommodate the difference between the 
allowable discharge rate/s and all rainfall events up to the 100 
year plus climate change critical event storm; 

- Engineering details for all surface water drainage features; 
- Temporary storage facilities, the methods employed to delay 

and control surface water discharged from the site, and the 
measures taken to prevent flooding and pollution of the 
receiving groundwater and/or surface waters, including 
watercourses, and details of finished floor levels in AOD; 

- Details of water quality controls, where applicable.  For example, 
demonstration that the final design provides appropriate 
treatment for water leaving the site 

j) Surface Water Drainage adoption and maintenance strategy 
k) On and off-site extreme flood flow routing and proposed resilience 

measures that ensure the buildings and infrastructure are safe from 
flooding 

l) Any works required off-site to ensure adequate discharge of surface water 
without causing flooding or pollution (which should include refurbishment 
of existing culverts and headwalls or removal of unused culverts where 
relevant); 

Reason : To secure the satisfactory drainage of the site in accordance with Policies 
P11 and P15 of the Solihull Local Plan 2013. 
 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances


30. Prior to the commencement of development, an amended Construction 
Environmental Management Plan (CEMP), incorporating a Construction 
Traffic Management Plan (CTMP), shall be submitted to and approved in 
writing by the Local Planning Authority in consultation with National Highways 
to include the following: 

- construction phasing;  
- routing plans; 
- hours of operation, including deliveries and construction traffic 

arrival and departure times; 
- the anticipated movements of vehicles;  
- the parking and loading/unloading of staff, visitor, and 

demolition/construction vehicles;  
- the loading and unloading of plant and materials;  
- the storage of plant and materials used in 

demolishing/constructing the development; 
- a turning area within the site for construction vehicles;  
- traffic management measures;  
- wheel washing facilities and other measures to prevent 

mud/debris being passed onto the public highway 
- measures to minimise light; 
- noise, vibration and dust emissions; 
- specific safeguards relating to the burning of waste, and other 

items on site; 
- pre-commencement checks for terrestrial mammals, bats, 

breeding birds, amphibians, reptiles and otter and appropriate 
working practices and safeguards for wildlife that are to be 
employed whilst works are taking place on site. 

 
Thereafter, all construction activity in respect of the development shall be undertaken 
in full accordance with such approved details unless otherwise approved in writing by 
the Local Planning Authority. 
 
Reason: In the interests of highway safety and amenity in accordance with Policies 
P8, P10 and P14 of the Solihull Local Plan 2013. 
 

31. Prior to commencement of the development a signage strategy, which sets 
out the location, type, and wording for signage to direct access to the car 
parks, will be submitted to and approved in writing by the Local Planning 
Authority in consultation with National Highways. The approved signage 
strategy will be implemented prior to first occupation unless otherwise 
approved in writing by the Local Planning Authority in consultation with 
National Highways. 

 
Reason: In the interests of highway safety in accordance with Policy P8 of the 
Solihull Local Plan 2013. 
 

32. Prior to first occupation a car park operation and management strategy, shall 
be submitted and approved in writing by the Local Planning Authority, in 
consultation with National Highways. Thereafter, the car parks should be 
operated and managed in accordance with the approved strategy unless 



approved in writing by the Local Planning Authority in consultation with 
National Highways. 

 
Reason: In the interests of satisfactory and efficient parking in accordance with 
Policy P8 of the Solihull Local Plan 2013. 
 

33. CL06 – Implementation of landscaping scheme 
34. CL09 – Details of earthworks to be provided 

 
35. Details of proposed internal and external lighting, comprising type, height and 

appearance of associated columns, bollards or similar installations, and the 
details of associated lighting fittings comprising details of colour, watts and 
any cowls or similar to direct light, shall be submitted to and approved in 
writing by the Local Planning Authority prior to installation. Such a scheme 
shall restrict lighting between the MSCP building and the attenuation 
basin/open space in order to minimise impact on emerging and foraging bats. 
The scheme shall be carried out in accordance with the approved details 
before the development hereby approved is brought into use unless otherwise 
agreed in writing.  

 
Reason: To preserve the local environment and amenity and to ensure protection of 
ecological habitats/corridors and that the character and appearance of the area and 
nearby Designated Heritage Assets is preserved in accordance with Policies P10, 
P14, P15 & P16 of the Solihull Local Plan 2013. 
 

36. Cumulative noise levels from plant and equipment shall not exceed the 
following limits: 

 53 dB LAr,Tt during the daytime: and 

 44 dB LAt,Tt at night. 
Noise levels shall be measured at the nearest residential premises and 
assessed in accordance with BS4142 1997. 

 
Reason: To protect the amenity of nearby residents with regard to noise, in 
accordance with policy P14 of the Solihull Local Plan 2013. 
 

37. Before the development hereby approved is brought into use, a scheme that 
details the full design of plant/equipment installed at the development will be 
submitted to the Local Planning Authority for approval. The scheme will 
include full details of: 

i. Cumulative noise levels at the nearest residential unit of all 
plant/equipment. 
ii. Any noise mitigation required to ensure the noise limits in conditions 
1 and 2 are adhered to. 

The scheme must be installed and thereafter used and maintained in 
accordance with a scheme approved (in writing) by the Local Planning 
Authority. 
 
To protect the amenity of nearby residents with regard to noise, in accordance 
with policy P14 of the Solihull Local Plan 2013. 
 



38. Prior to the any development of the Phase Two MSCP, a Phase Two MSCP 
Roundabout Report shall be prepared which sets out details of the Park Farm 
Roundabout operation and it’s forecast operation with Phase Two. The 
junction capacity assessment will be updated, calibrated and validated to 
reflect observed trip rates and distribution. The report shall be submitted to 
the Local Planning Authority and if any capacity issues are identified, the 
applicant shall set out proposals to ensure the roundabout operates safely, 
within capacity and with acceptable levels of queueing and delay.  Such 
mitigation could include measures to control the rate at which vehicles are 
permitted to exit the MSCPs or the provision of additional capacity at the 
roundabout. Such measures shall be subject to a Stage 2 Road Safety Audit 
and submitted for approval if the Local Planning Authority in consultation with 
the Local Highways Authority. 
 

Reason : In the interests of highway safety in accordance with Policy P8 of the 
Solihull Local Plan 2013. 

 
39. Prior to any development of the Phase Two MSCP or reconfiguration of the 

Taxi Drop Off & Go facility, a Phase Two Taxi and Drop & Go Report shall be 
prepared which sets out details of the Taxi and Drop & Go/UGC Bridge/Park 
Farm Road Roundabout, and operation of the Taxi Drop Off & Go operation 
and it’s forecast operation with Phase Two. The junction capacity assessment 
will be updated, calibrated and validated to reflect observed trip rates, 
distribution and operation of the Taxi and Drop Off & Go facility. The report 
shall be submitted to the Local Planning Authority and if any capacity issues 
are identified, the applicant shall set out proposals to ensure the roundabout 
operates safely, within capacity and with acceptable levels of queueing and 
delay.  Such mitigation could include alternative access arrangements or the 
provision of additional capacity at the roundabout. Such measures shall be 
subject to a Stage 2 Road Safety Audit and submitted for approval if the Local 
Planning Authority in consultation with the Local Highways Authority. 

 
Reason : In the interests of highway safety in accordance with Policy P8 of the 
Solihull Local Plan 2013. 

 
40. Prior to commencement of the development hereby approved a Bird Hazard 

Management Plan shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with Birmingham International Airport. 
Thereafter the scheme shall be implemented in accordance with the approved 
details.  

 
To reduce the potential for bird strikes at Birmingham International Airport in 
accordance with Civil Aviation Advice.  
 
Informatives: 
 
NOTE: The applicant is encouraged to ensure that the detailed designs for public 
realm features, such as seating, lighting, bollards and similar security features, 
canopies, and other landscaping opportunities such as in relation to 'land art', are 



developed with regard to HS2's Arts Strategy and in consultation with other 
stakeholders including SMBC Art's Officer. 
 

NOTE: Street Naming and Numbering/New Developments 
 

NOTE: Building Regulations 


