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

LAND SOUTH OF KNOWLE (ARDEN TRIANGLE)
OUTLINE PLANNING APPLICATION NO PL/2023/02294/PPOL

ADDITIONAL RESPONSE OF THE KNOWLE, DORRIDGE AND BENTLEY HEATH
NEIGHBOURHOOD FORUM

Introduction:

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed
the additional documentation submitted in November 2024 by the applicant and has
concluded that the objections set out in its previous submission of 29" November 2023
still apply. We provide additional comments below in relation to the additional material and
to the implications of the recent withdrawal of the Solihull Local Plan.

Addendum Planning Statement (APS)

This considers the implications of recent developments including the change of Government
and the withdrawal of the Solihull Local Plan. The Forum takes issue with the content of the
APS in respect of the following:

1. Pre application consultation: (Para 2.2) The extent of pre application consultation with
the Forum and residents has been grossly exaggerated. The Forum was engaged in early
Council meetings on this site in 2016 but there has been minimal engagement since and no
engagement in respect of these proposed changes. A request for Kler to attend a
consultation session arranged by Taylor Wimpey to present masterplans for both sites prior
to the consultation deadline of 6th December was not acceded to.

2. Implications of the withdrawal of Solihull Local Plan: The Forum welcomes the
acknowledgement (para 5.6 of APS) that a comprehensive approach to delivery of the KN2
site remains a key consideration. It is regrettable that the Council, landowners and
promoters/housebuilders have reached an agreement on a comprehensive land use solution
without any input from the Forum or residents, contrary to Council commitments and the
expectation set out in the KDBH NP. The land use shown on the KN2 Illustrative Masterplan
Rev E is a ‘done deal’. That Masterplan is only a land use plan and is not a proper masterplan
for the reasons fully explained in our original submission and responses on the KN2
Masterplan.

Moreover, the KN2 Masterplan now includes an area of land occupied by a single dwelling in
the south east corner of the site. That area is not included in the Kler planning application,

nor is it included in the ‘Knowle Masterplan’ submitted by Kler; so even the southern part of
the KN2 site is not being considered on a comprehensive basis. The Forum understands that
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this area is to be subject to a separate application for redevelopment for around 35-40
houses. The Forum wishes to understand how this area relates to the wider area and
whether this area has been included in the overall assessment of housing numbers, density,
open space, access, transport and all related matters for the KN 2 site.

The overall dwelling numbers for the KN2 site now appear to be:
Inspired Villages - 170
Taylor Wimpey — 215
Kler - 450
Unknown parcel - 35-407?
Total - up to 875 dwellings

This number is proposed on a site the Council originally considered appropriate for 600
dwellings and then increased to 660. The total the Council considered was needed for
Knowle in the draft Solihull Local Plan was 808 for both KN1 and KN2. This is an
unacceptable increase which renders previous comprehensive assessments of impacts of the
KN1 and KN2 developments on the character and infrastructure of the KDBH area out of
date and unreliable.

The Forum remains of the view that an update is required on the overall development
impacts on KDBH of the combined KN1 and KN2 developments.

Beyond that, a KN2 site wide masterplan should set out an overall landscape strategy,
drainage strategy, open space strategy, comprehensive biodiversity strategy, and an overall
transport strategy that includes proposals for Knowle, for example, junction improvements
and environmental improvements to High St indicated in the Knowle Transport Study. In
addition, clarity is required on how impacts on community infrastructure such as GP
surgeries, dentists etc will be mitigated.

It is noted that many essential improvements in the APS are still presented as ‘opportunities’
and ‘potential provisions’. There is no commitment and a lack of certainty.

3. Approach to the assessment of the planning application: The Forum fundamentally
disagrees with the approach set out in the APS report at para 6.3:

‘The starting point is to give due consideration as to how the Council has assessed a
similar proposal to this application....’

In its October Position Statement, the Council set out its approach as follows:

‘Should a sustainable, comprehensive solution be found that supports the redevelopment
of Arden Academy alongside residential development then the Council (in its role as
landowner and planning authority) will consider this based on its own merits’.

The correct approach is that development should be in accordance with the development
plan unless material considerations indicate otherwise. The KDBH Neighbourhood Plan
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(KDBH NP) is the most up to date part of the development plan. Its policies set out a
framework to guide large scale development within the KDBH area and planning applications
should be in accordance with these policies unless ‘material considerations’ outweigh them.
Policies VC 1, H1, H2, H3, D1, NE1, ECF 2 and Transport policies T2-T5 are particularly
relevant. There is a clear expectation in Policy H1 that a comprehensive masterplan will be
forthcoming and that it will have been prepared in consultation with the Neighbourhood
Forum prior to submission of planning applications.

The applicants referenced the KDBH NP policies in its original Planning Statement but did not
assess how the application complied with these policies. The APS does not mention the
KDBH NP and there is still no assessment of compatibility with its policies: a serious
omission. The Forum has demonstrated in its previous submission how the proposals do not
comply with its policies. Further detail is provided below in relation to the additional
submissions.

4. Benefits and Planning Balance: The Forum has always accepted that an appropriate level
of new housing should be provided in Knowle. The key for the community is how that
housing is provided in a way that fits with the character and appearance of the area and
with clear benefits for the local community. The KDBH NP sets out the policy framework to
provide for new development that better meets those objectives.

The Forum agrees that the provision of additional land to enable redevelopment of Arden
Academy is a significant benefit for the community. The provision of more housing for
young people and to help downsizing is also a benefit. Such provision must have regard to
Policies H1, H2, H3 and D1 of the KDBH- NP. The proposed development does not do so at
present.

The other benefits set out in the APS are exaggerated. For example, the provision of a
primary school is a necessity arising from the new development. The social benefit by way of
open space and children’s play provision, meeting the needs of the wider area (para 6.3), is a
serious concern given that he majority of the open space comprises a Local Wildlife Site.
Extensive public use of the LWS should not be encouraged as, despite the measures
proposed, extensive public use and wildlife status are incompatible.

5. APS Conclusion: The Forum does not intend to pursue the Green Belt policy debate in this
submission. However, it does not accept the conclusion of the APS that the revised
proposals are policy compliant. The Forum has demonstrated in its original submissions,
and in this response to the additional material, that the KDBH NP has not been properly
taken into account and the proposals do not meet its policy requirements. There is no
justification for setting aside the policies of the KDBH NP. The proposals do not therefore
accord with S38(6) of the Planning and Compulsory Purchase Act 2004.

Comments on additional documents:
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It has not been possible to review all the additional material in the time available but the
following have been reviewed:

Parameters Plan 1 Land Use

Density: Up to 450 dwellings on a residential area of 11.5 ha equates to an average density
of 39dph. We understand that the southern end of the site is to be lower density
development, which means that densities elsewhere will be in excess of 40 dph. Such
densities are not characteristic of the area and are more appropriate to town centre
developments. This conflicts with Policies H1 and D1 of the KDBH NP. See also comments on
density in our initial objection.

Structural landscaping: this is inadequate, particularly in respect of its northern boundary
adjoining the access to Lansdowne Farm. The removal of some trees and hedgerows and the
loss of mature trees on the Warwick Road frontage is contrary to KDBH NP policies H1 and
NE1. The Forum also notes that Solihull Council’s Landscape officer did not agree with the
removal of the large pines on this frontage.

The Local Wildlife Site: comprises 2.9 ha of the 3.9 ha of public open space. Most of the
remaining 1hais linear space alongside the Warwick Road and Grove Road. Asthe LWS is
the main area of open space within the whole KN2 development, potentially attracting
recreation from 660 houses and the wider area, the Forum does not consider that the
measures proposed in the LWS Design Strategy will be sufficient to protect it from damage
from recreational use, particularly dog walkers. A comprehensive open space strategy for
the whole KN 2 site is required to ensure there is sufficient overall provision.

Tree retention: It is not clear from any of the parameters plans which trees are to be
retained and which are to be felled. The keys do not enable such distinction to be made.

Primary School and Nursery: There is inadequate information to demonstrate that the
Primary school satisfies the criteria of Policy ECF1 of the KDBH NP.

Parameters Plan 2 Green Infrastructure

See above comments re trees and landscape structure.

Parameters Plan 3 Building Heights

The central and eastern parts of the site are shown as ‘up to 3 storeys’ in height. There is no
overall density plan, but it can be deduced from this plan that the area of highest density
will be towards the eastern boundary. That is contrary to the provisions of Policy H1 of the
NP where the supporting justification states:

‘Any development on the edge of the built settlements should respect the low
landscape capacity and include a sensitive transition between the built environment
and the open countryside or Green Belt’,
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Reference is also made in the KDBH NP to the KDBH Heritage and Character Assessment,
Urban Vision Enterprise CIC October 2017 and the Masterplanning Design and Design Coding
Study which form part of the Evidence Base of the NP. The proposals fail to comply with
these NP provisions. The higher density housing should be located towards the north
western area of the site with lower densities towards the eastern and southern areas.

There is no indication of housing mix in relation to NP Policy H3.

Movement and Gl Plan

There is no indication of how the green infrastructure links to the Taylor Wimpey site to the
north will connect with the Kler scheme. A comprehensive masterplan for the KN 2 site is
required.

The proposed street trees are welcome but should also be indicated along the primary
streets in accordance with Policy H1 of the KDBH NP.

It makes no sense to show a green corridor into the area of the LWS that is supposed to
deter public access to protect the wildlife.

It is not clear how the cycle route is proposed from south to north through the KN2 site to
provide a safe route towards the centre of Knowle. Proposals for cycling along Grove Road
are not acceptable. A safe cycling route should be located within the linear green space
along the southern boundary of the site.

Transport Assessment Addendum V3

The Knowle Transport Study needs to be updated to factor in the retention of Arden
Academy in its current general location and the new primary school location off the Warwick
Road together with the increased housing numbers on both KN1 and KN2. Clarity is required
over proposals to improve junctions and the environment around KDBH including the High
Street. These do not appear to be included in the TA.

The conclusion that no mitigation is required to the Grove Road/Warwick Road Junction
after over 1000 new houses are proposed in Knowle beggars belief. This is a busy junction
which is already difficult and dangerous.

The cycle improvements indicated to the north of the KN 2 site on Warwick Road are
minimal.

The conclusion that there ‘could be’ a reduction of 15% in vehicular traffic along the
Warwick Road towards the M42 as a consequence of sustainable transport measures
associated primarily with the 1000 plus houses from the KN 1 and KN2 developments is not
credible. The Forum would wish to see the assumptions that underpin this conclusion.
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The proposals for speed restrictions on Grove Road and Avenue Road and bus stop
improvements on Station Road appear to be too difficult for the developer to resolve so it is
proposed to offer money to the Council to resolve. It is acknowledged that these are
difficult issues but should not be simply passed on to the Council to address.

Design and Access Statement Rev A and Design Code Re Rev A

There has been no engagement with the Forum or residents in the preparation of these
documents, contrary to the expectation in Policy H1 of the KDBH NP.

The Design Code needs to take account of the KDBH Heritage and Character Assessment and
Masterplanning Design and Design Coding Study as referred to in Policies H1 and D1 of the
KDBH NP.

The Forum’s comments above in relation to landscape, trees, public open space, access,
cycle routes, density and building heights need to be taken into account in these documents
and translated into more informative and committed Masterplans, both for this site and the
wider KN2 masterplan. There is a lack of commitment within the documents at present. As
an example, the use of brick as the predominant surface material is welcome but there is no
commitment to the predominant use of red brick which is characteristic of the area.

The Forum encourages the provision of as many garages as possible in preference to rows of
parking spaces in front of houses.

Landscape and Visual Impact Assessment (LVA) Nov 2024

This assessment should take account of the Site Specific Landscape and Visual Appraisal
undertaken by Crestwood Environmental which formed part of the evidence base of the
KDBH NP. The southern part of the KN2 allocation was considered to be ‘highly sensitive and
have a low capacity for development ‘(paras 3.3.8 and 3.4.2).

The description of development includes reference to a roundabout at the Warwick
Road/Grove Road junction. Clarification is required whether this had been considered in the
assessment.

The LVA does not include the parcel of land on the Warwick Rd frontage owned by the
Gardner family. As such, the assessment of the landscape effects on the Warwick Road
frontage is incomplete and underestimates the landscape impacts on the approach into
Knowle.

The conclusion of the assessment of the landscape visual impact of the Kler proposals is:

‘The proposals will not result in a significant change to the landscape character or
visual environment over the longer term’.... Para 6.8



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

The Forum cannot accept that the proposed scale of housing development does not change
the landscape character of the area. A comprehensive impact assessment of the KN2
development is required.

Conclusion

It is regrettable that commitments to engage with KDBH residents in the preparation of
masterplans prior to the submission of planning applications has not come to fruition. The
Forum believes that a number of these ongoing issues could have been resolved with joint
working between the Council, developers/landowners and residents’ representatives.

The key outstanding issues relate to the lack of a meaningful comprehensive masterplan for
the KN2 site; transport and infrastructure implications; objections to densities which are
clearly not in keeping with the character of the area; and design and layout issues that do
not comply with the KDBH NP which was adopted to ensure satisfactory standards of new
development. The Kler application, as amended, should be refused unless further
amendments are submitted to comply with the KDBH NP.

The Forum remains committed to working with all parties with a view to finding a
satisfactory outcome.

KDBH Forum Planning Team
on behalf of Roger Cook, Chair.

Dated: 15t December 2024



