Knowle, Dorridge and Bentley Heath (KDBH) Neighbourhood Forum CIO

PL/2023/01964/PPFL | Retention of existing sports pitch, change of use of agricultural land to sports
pitches and erection of clubhouse, maintenance shed and provision of parking, landscaping, lighting
columns, nets and associated external works. | John Mitchels Gaelic Football Club Box Trees Farm
2153 Stratford Road Hockley Heath Solihull B94 6EA

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (“the Forum”) has reviewed the
documents accompanying this planning application. The Forum has also reviewed the responses made
by several consultees, including Solihull MBC Policy & Engagement Response of 16 October 2023. The
Forum has primarily considered whether, in the first instance, this is appropriate development within
the Green Belt.

The site is situated within Green Belt for which there is a presumption under the National Planning
Policy Framework (“NPPF”) against ‘inappropriate development’, which is by definition harmful to the
Green Belt and, so, should not be approved except in very special circumstances (paragraph 147 of the
NPPF) (“VSC”). The NPPF does set out various exceptions which can be considered ‘appropriate
development’ as set out in paragraphs 149 and 150 of the NPPF (“Exceptions”).

The applicant seeks to argue that the proposed development of the clubhouse and the additional
pitches is ‘appropriate development’ that falls within the Exceptions (under paragraph 149 of the
NPPF) and does not impact on the openness of the Green Belt (and the purpose of the land within it).
The applicant has not put forward any VSC for development in the Green Belt.

Paragraph 149 permits the provision of ‘appropriate facilities’ (in connection with the existing use of
land or a change of use for outdoor sport) so long as those facilities preserve the openness of the
Green Belt and do not conflict with the purposes of including land within it.

Does the proposed development constitute ‘appropriate’ facilities? The Forum considers that whilst
they are by nature, arguably they are not in scale, mainly as a result of the size of the clubhouse block
containing the dressing rooms and multi-use social area. In addition to the creation of the additional
pitches (including one all-weather flood lit pitch), the clubhouse is a two-storey block shown to include
10 changing rooms with 4 separate officials’ changing rooms; 3 function rooms with a kitchen, bar and
servery; a separate gym; separate toilet facilities; administration rooms; and first aid/physio rooms. Is
all this necessary and appropriate? The Forum considers that this is more than the minimum
development necessary to service the 3 pitches, with the proposed development creating a more
commercially used facility that will change the nature of the area.

Will the proposed development preserve the openness of the Green Belt? Again, the Forum considers
arguably not. The two-storey clubhouse block with the dressing rooms and multi-use social area;
parking areas for 121 cars plus 2 mini-coaches; 13m lighting columns; 7m fencing; and high nets
behind the goals will all make the site less open and will create a much more intensely used facility
impacting on the natural features of the area.

Is there a conflict with the purposes of including land within the Green Belt? The Forum considers
there is. The first three of these purposes (para 138 of the NPPF) are to check the unrestricted sprawl
of large built-up areas; to prevent neighbouring towns merging into one another; and to assist in
safeguarding the countryside from encroachment. The proposed development would be in conflict
with all of these.

The Forum acknowledges that Policy ECF5 of the Neighbourhood Plan supports the widening of local
sport and leisure facilities, for use by all groups, community sectors within KDBH (although the
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applicant makes no reference to how the use by other sports clubs or individuals may operate).
However, Policy ECF5 also states they should be conveniently located relative to sustainable forms of
transport — the site is only really accessible by car or cycling as there is no public transport and no
pavement along that stretch of Box Trees Road, which is a busy and fast road.

The Forum, is not satisfied, given the scale of the proposed development, that this would be
‘appropriate development’ within the Exceptions for development within the Green Belt. There is no
demonstration that the buildings and car parking need to be as large as proposed; there should be an
attempt to minimise the scale of the built development.

In conclusion, the Forum considers that the tests of the Green Belt policy are not met and there are
issues with compliance with Policy EC5 of the Neighbourhood Plan.

Roger Cook
Chair, Knowle, Dorridge and Bentley Heath Neighbourhood Forum
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