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

PL/2024/01597/PPFL Demolition of existing buildings and replacement with five dwellings,
together with relocation of existing field access.

Peartree Farm 2141 Warwick Road Knowle Solihull B93 OEF

The Knowle, Dorridge and Bentley Heath Neighbourhood Forum (the Forum) has reviewed
the documents accompanying this application and comments as follows:

The principle of development: This site is in Green Belt but is previously developed land in a
location that is not very sustainable. The buildings have been vacant and semi derelict for a
number of years. The frontage building appears to have no merit. There is therefore an
opportunity to improve the appearance of this site through redevelopment or conversion.

The applicants consider the proposed development would not be inappropriate development
in the Green Belt on the grounds that it would have no greater impact on the openness of the
Green Belt than the existing buildings (reference para 154g of the NPPF). They justify this by
reference to a lesser volume of development than that that currently exists. The Forum has
not checked the volume calculations but expects the Council to verify them. Notwithstanding
the calculation, the Forum does not accept that volume should be the sole determinant of the
impact on ‘openness’. The site is very visible from the canal; the existing structures to the rear
are mainly single storey and the biggest structure is the open-sided timber barn. Replacement
by solid brick structures 1.5 and 2 storeys in height would have a greater impact on openness
in this location.

It is noted that there is no mention of the relationship of the development to the canal other
than that the houses seek to take advantage of the canal frontage. The impact of the
dwellings on the canal setting should be assessed as they will be highly visible and have an
impact on openness.

The Forum disagrees that the proposed development would not be inappropriate in the
Green Belt. It will have a greater impact on openness. It should therefore be assessed against
the test of ‘very special circumstances’.

The Forum would be supportive of the principle of some development in this location subject
to addressing other considerations, as set out below.

Conflict with activities from the motor workshop: The linear layout places plots 4 and 5 in
close proximity to the Concours Motors workshop. There is a risk of conflict between the new
development and the business. The applicant should follow the advice given in Planning
Practice Guidance on Noise (Ref ID 30-009-20190722). The effects of the existing business
will need to be clearly identified and mitigation proposed. This could include amending the
layout to avoid the close proximity.
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Design: the applicants state the dwellings will be 1.5 storeys and sit well in the landscape. The
Forum does not agree with that assessment. The buildings are much larger than the
description in the Planning Statement would suggest. They are at least 1.5 storeys high with
parts that are clearly 2 storey in height. There is no attempt to reflect the smaller, more rural
character of the existing farm and buildings. The Forum considers that a combination of
smaller 1,2 and 3 bed properties in a cottage style, based more on the style of the existing
brick buildings, would be more appropriate in this location.

Access: the planning statement concludes there are no highway or safety issues. However,
there is no assessment of the safety of the access. Although there is an existing access, it
hasn't been used much over the last few years. There are accesses opposite and into the
Kings Arms public house. The road is well trafficked and cars travel at speed around the bends
and over the canal bridge. Visibility is limited and the Forum has significant concerns over the
safety of intensifying the use of the existing access. It also has concerns over whether
emergency vehicles and refuse vehicles could safely access the site given that there doesn’t
appear to be an adequate turning area.

Heritage, ecology and trees. The Forum notes that the Council’s officers have requested
further information in relation to ecology and trees. We support the view of the Council’s
Landscape officer that there is no justification for removing T12 or so much of the existing
vegetation. Such actions would be contrary to Policy NE1 of the KDBH Neighbourhood Plan.

Conclusion

The Forum acknowledges that some redevelopment for housing may be acceptable, and
indeed desirable, in this location subject to suitable detailed plans coming forward. However,
it objects to the proposed development of 5 houses as being inappropriate by virtue of
unsympathetic scale, massing and layout causing unacceptable harm to the openness of the
Green Belt. In addition, evidence should be submitted to demonstrate that there will be no
noise nuisance arising from the neighbouring motor workshop; and that the access is suitable
and safe for the size of development proposed.

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

Dated: 2"¢ September 2024
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